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INTRODUCTION 
 
 “Small towns with distinctive and functioning downtowns, tree-shaded sidewalks, homes with 
porches (and people sitting on them, people who know their neighbors and their neighbors’ 
kinship lines) are increasingly valued as dissatisfaction with the placelessness of modern life 
increases. Hillsborough, North Carolina is such a small town, where the scale and structures of 
the town create the visual impression that life in Hillsborough confers membership in a 
community.  For people who dislike the increasing placelessness of the surrounding region, 
Hillsborough provides an attractive alternative, a location with authentic characteristics that 
represent place and time.” 
     -Cheryl Warren 
 
 
The historic district of Hillsborough is swimming in potential—much tapped, some realized, and 
very little left dormant.  In this last category falls a site that, with proper cultivation and the 
alignment of a series of proposed, external events, has the possibilities of making a new mark 
on the history of Hillsborough.  Located in west Hillsborough at the corners of Nash and Calvin 
Streets, this North Carolina Rail-owned parcel is currently vacant, but both directly and 
directly related to several avenues of interesting discourse around town:   
 
1) There is limited available land in town.  The value of residential real estate in the 
Hillsborough Historic District has increased by a significant amount over the past 
several years.   According to residential real estate agent Susan Waldrop, multi-
family housing supply in the historic district currently does not meet demand.   
2) The Bellevue Mills residential project, located one block north of the site, will 
create a market for area retail, increase development interest in the area, and 
reduce perceived risk by investment sources. 
3) The eastern part of the site will include a segment of the River Walk.  It will serve 
as an amenity for residential uses and create a literal and perceived connection 
between merchants on Churton Street and retail in West Hillsborough. 
4) Gold Park, immediately south of the site, will serve as an amenity to residential 
uses and generate traffic for retail.   
5) The site is marked as a potential location for a Triangle Transit Authority 
commuter rail stop.  While the likelihood of this occurring in the near future is 
minimal, if it does happen, the additional transit option is a major amenity.  The 
site design could include a building to be presently used for civic purposes, but 
ideal for conversion to a train station should the need arise.   
 
Recognizing the general potential for development provides the foundation upon which to 
launch a more sophisticated investigation of the finer nuances of both the surrounding area and 
specific site of interest.  Doing so will improve the possibility of proposing the best project for 
the parcel.   
 
Before zeroing in on the Calvin-Nash Rail Site, this report begins with an exploration of 
Hillsborough at large.  A summary of its history, beginning with the colonial era, reveals a 
colorful past full of rebellious, but respected and influential North Carolinians dedicated to a 
town that has met its equal share of disappointing and notable events.  Evident from the 
town’s history is the paramount role that dynamics between people has played in shaping its 
course; the report next expounds upon the current balance of its residents.  Starting with a 
sweeping analysis of present day demographics, it delves into a much more revealing essay on 
the cultural transition Hillsborough is currently undergoing.  Interviews with area residents and 
officials reveal that the town’s cultural events serve as a keyhole into understanding this 
dynamic; the ones most frequently mentioned during these conversations are described in the 
text.  Next, the report sheds light on the major town-wide issues with which the local 
government has more recently been dealing.  They will have both direct and indirect bearing 
on any type of development project in the downtown area.  Also influential in determining the 
most suitable development for the Calvin-Nash Rail Site are the current and potential 
development projects in the pipeline.  There is no dispute they will reshape the supply of the 
market.  What is interesting, however, is translating each individual’s mutated version of what 
he or she thinks a particular project will be versus actual specifications are;  it often reveals 
some insight about his or her broader notions regarding the trend of development in 
Hillsborough.   
 
Part two of the report focuses in on West Hillsborough and the parcel in question, the Calvin-
Nash Rail Site.  Beginning with the history of the area, the section next explores the notable 
former and current land uses in the area.  It describes the physical context of the site, 
including topography, soils, and hydrology to identify any possible characteristics that may 
derail the financial viability of any development project.  Next, the report relates the local 
government’s vision and development rules for the site to the anticipated timeline of the 
permitting process; like being unprepared for unsuitable physical site characteristics can cause 
the death of a project, so too can being unfamiliar with the institution in charge of granting 
the rights for development.  This report attempts to consider the range of possibilities for 
development of the site with fresh eyes; however, it does describe one of the most recent 
proposals for a re-use plan for the site—that done the Village Project.  This effort played an 
important initial role in de-magnetizing the stigma of investing in West Hillsborough.  Since this 
project in 2001, however, influential factors have either developed or surfaced.  Among them 
are the five listed at the beginning of this section.   
 
To this point, the report has been building a context for following development proposal.  Upon 
consideration of other deal-making or breaking factors, it concludes with the suggestion to 
build a condominium project with a small convenience retail component and some space for 
civic purposes; these suggestions are supported by a market analysis.  The next important steps 
in this process are figuring out preliminary financial information and pursuing investors.  While 
finding the latter will be challenging given West Hillsborough’s waning, but present stigma 
within town and the site’s relative anonymity outside of town, evidence gathered for this 
report suggests the site is prepared for development when the rail company is willing to allow 
it to happen. 
 
     
 
 
 
 
 
 
 
 
 
 
 
 
Part I: 
 
UNDERSTANDING  
THE CONTEXT  
 
Hillsborough Yesterday and Today  
  
 
HISTORICAL OVERVIEW OF HILLSBOROUGH 
 
Hillsborough’s anthropological history runs deep; Native American culture dates back thousands 
of years.1  However, much of its recorded history begins during the Colonial Era.  Before 
Hillsborough was Hillsborough, it was part of Carolina, one of the thirteen original  
colonies.  In 1663 British monarch King Charles II granted eight of his most loyal courtiers,  
“the true and absolute Lords Proprietors,” lands south of Virginia down to Spanish Florida.  
However, due to the vastness of the territory, the courtiers found the land and its inhabitants 
relatively unmanageable.  Nearly seven decades later in 1729 King George II offered to buy 
back the land in the name of the British crown.  All but one of the eight proprietors accepted 
the offer.  The land of the lone hold-out, Lord Carteret, is what today constitutes northern 
North Carolina.  Lord Carteret’s territory was wrought with corruption and resulting financial 
woes, but the beauty and opportunities of the area attracted many.  “North Carolina’s 
Piedmont quickly turned from a trickle of newcomers to a torrent.”2   
 
In an effort to manage this unwieldy growth, five new counties were created, among which was 
Orange.  Orange was predominantly comprised of Scots-Irish immigrants, with a few Welsh 
settlers and English Quakers.  With tempestuousness in their blood, they quickly grew tired of 
rules imposed by the Crown; their tangible forms—the new courthouse, the tax, collectors, and 
lawyers—soon “became a symbol of oppression and strife.”3  In a further effort to manage 
growing disorder, a County seat was designated by the Crown.  The location, chosen by a 
surveyor named William Churton, was at the geographical center of the County, just north of 
the Eno River and near to the Old Indian Trading Path.4 Mr. Churton laid out strict rules for 
building residences in Hillsborough, requiring that to “save” (have valid title to) a lot, a 
purchaser must build a “mansion house,” a colonial designation for a residence.  He originally 
specified that the building be of stone, brick, wood-frame, or squared-and-dovetailed log 
construction, and that it be at least twenty feet long and sixteen feet wide.   
 
Nevertheless, tension between residents and officials continued.  One of the most famous 
insurgencies was by the Regulators, led by Harmon Husband, who stormed the town in protest 
of unfair taxation practices.  In an attempt to diffuse militant fervor, the General Assembly 
began subdividing Orange County in 1770 and reappointed Hillsborough as one of North 
Carolina’s seats of government.  Due to its advantageous location in the center of the Piedmont 
and at the crossroads of major colonial roads, Hillsborough played a critical role during the 
Revolutionary War, hosting both Loyalist and Patriot meetings and prominent figures.  
Following the War, Hillsborough had aspirations of becoming the North Carolina’s capital.  
However, when it hosted a meeting in 1788 to ratify the national constitution and the 
Assemblymen refused to sign the document, the possibility of it becoming the capital was all 
but eliminated.  After being stifled by disappointment for a short period, Hillsborough 
experienced a renaissance at the turn of the 19th century with the nearby siting of the 
University of North Carolina in 1792 and an influx of “remarkable and ambitious newcomers 
with a variety of talents.”5 Hillsborough prospered for the next several decades.   
 
As tensions mounted across the nation over slavery, political unease reverberated throughout 
North Carolina.  Most of Orange County’s leaders were opposed to secession, but they 
                                                 
1 Historical analysis is primarily drawn from Elizabeth Shreve Ryan’s book, Orange County Trio. 
2 Ryan, E. S. Orange County Trio. p 4. 
3 Ibid. p 5. 
4 The Path’s placement was influential in determining the location of settlements and providing a network 
of trails to connect them.  King Street and St. Mary’s Road were both on the great trading path, when all 
trade used to move east/west as people moved toward the new frontier.  
5 Ryan, E. S. Orange County Trio. p 22. 
nevertheless supported the Confederacy.  As during the Revolutionary War, several natives of 
Hillsborough left to serve in prominent posts in the army; their absence took its toll on the 
families and town they left behind.  Although Hillsborough managed to avoid most direct 
involvement in the war, very nearby was the “last great battle of the war” between 
Confederate General Joseph E. Johntston and Union General William T. Sherman.  Confederate 
surrender soon followed that meeting and Hillsborough was once again crippled by post-
wartime disappointment; total disruption of the area’s economic base and laborforce 
completely collapsed Hillsborough’s pre-war prosperity.   
 
For one of the only periods in its history, Hillsborough’s social and economic classes came close 
to being equalized:  everyone was relatively poor and completely ensconced in the throes of 
adjusting to this newly imposed social structure.  “Citizens experienced hardships ranging from 
the genteel poverty of upper-and-middle class whites the abject poverty of poor whites and 
former slaves.  Farmers and planters struggled to develop working relationships with the 
freedman and to make a living on land that had suffered from neglect during the war years.  
Daughters and wives of once-prosperous families in Hillsborough were faced with ‘reduced 
circumstances’ that tested their ingenuity in keeping up appearances and adding to family 
income.”6  
  
Hillsborough put much of its energy toward revitalizing and expanding industries that had been 
in the area prior to the war, including gristmills, sawmills, cotton gins, tanneries, small cotton-
textile factories, and woodworking shops.  Three major industries emerged in the closing 
decades of the nineteenth century:  tobacco processing, furniture and wood products, and 
textiles.  Of these, textile companies, located primary in Western Hillsborough (see section The 
History of West Hillsborough), had the biggest impact on the County’s economy, a situation 
which persisted for many decades to come.   
 
However, it is worth noting that this shift in its economic base did not bring with it a 
tremendous surge in the population—at the close of the nineteenth century Hillsborough still 
had roughly the same number of people as it had one hundred years earlier, about one 
thousand.  Despite being marked by a fire in 1890, the intersection of King and Churton Streets 
remained the commercial center, true to William Churton’s original design.  The more 
prominent residences and institutional buildings (such as the courthouse, Masonic Hall, and 
several churches) continued to be those built before the war.    
 
At the turn of the century, Orange County and Hillsborough realized some of the promises of 
the Democratic Party in the 1900 elections and were able to concentrate on improving the 
educational and transportation systems.  Modern amenities like electricity and telephones 
accompanied newly paved streets, sidewalks, and library downtown.  During this period, the 
commercial center served most daily needs.  Several general stores sold a variety of goods, but 
were augmented by many more tailored establishments, like pharmacies, jewelers, banks and 
furniture stores.   
  
During the 1920s, Hillsborough experienced prosperity like the rest of the nation, but it was 
tempered by troubled times for the area’s textile mills.  Responding to an industry-wide shift 
toward consolidation of locally owned businesses by corporate giants, “benevolent 
paternalism” came to an end as strife in employer-employee relations began to surface.  
Although West Hillsborough’s Mills continued to be owned by local families, they had to cease 
offering some of the amenities they had provided before (such as company-owned housing) 
while maintaining wage levels in order to stay competitive.  In response to drastic wage cuts 
accompanied by an expected improvement in productivity, unions arose.  The unfavorable 
situation was exacerbated after the stock-market crash of 1929.  Orange County’s economy 
paralleled the hardships faced by the nation.  Both Eno and Bellevue Mills operated through the 
                                                 
6 Ryan, E.S. Orange County Trio. p 45. 
next decade, but had shut down by the time the decade drew to a close.   Despite the tough 
times, Orange County continued to allocate money for education.  Given that there were no 
area employers to take up their time, an increasing number of millworker and farm family 
children were able to attend school through the 12th grade.   
 
World War II helped the county emerge from the Depression of the 1930s.  In addition to its 
residents, Orange County contributed to war efforts by producing textile products and 
munitions for the government.  In turn, the area prospered and Hillsborough and west 
Hillsborough become intimately linked on economic terms.  During the post-war period, 
Hillsborough’ prosperity brought with it an overall increase in population and a gradual loss of 
its small-town intimacy.   
 
In the years following the war, the popularization of the automobile coincided with a national 
trend of the dispersal of development; in the case of retail, vibrant downtown business 
districts often became emaciated—a secondary thoughts to shoppers with cars who preferred 
new large strip malls located on the outskirts of town and surrounded by ample parking.  
Submission to this trend lagged a bit for Hillsborough; in the 1950s Hillsborough was still too 
perceptually and literally (pre Interstates 40 and 86 and Routes 70) far for commuting to 
anywhere other than Chapel Hill or Durham.  But eventually it, too, became a statistic in this 
oft documented and grossly oversimplified trend across America.  Downtown Hillsborough lost 
much of its ‘daily needs retail’ including its grocery and clothing stores, replacing it with niche 
stores to serve tourists.  Before the original Wal-Mart came to Hillsborough in the mid 1980s, a 
core collection of stores downtown served locals; there was little need to drive to Durham or 
Chapel Hill for essentials.  Most frequently recalled were the Five and Dime; Dual Supply 
Hardware, which is still in operation today; and a full-service, old-fashioned drug store--James 
Pharmacy—where locals have fond memories of ice cream floats every Sunday after Church.7  
Papa Joe’s pizza, which was adjacent to what is today Saratoga Grill, was also a popular place 
for children to gather to after school.  Although it was nearly a two mile walk, its arcade 
games, billiards, and pizza—and perhaps, as some alluded to, its place in time—consistently 
drew a healthy crowd.   
The downtown’s vibrancy has ebbed and flowed in the years since, but, from a commercial 
standpoint, has never been able to completely restore itself to its pre-war state.   
 
During the mid-1970s, James Freeland was the developer in Hillsborough, concentrating his 
efforts south of the historic district.  Originally intending to create a recreational area and 
tourist attraction, he built the Daniel Boone Shopping Center8. Located just north of Route 85 
on Old 86 within town boundaries (and thus a contributor to its tax base), the shopping plaza 
had a small railroad, amphitheater for popular music concerts, a motel, a convention facility 
and the “Big Barn”; it served as a popular local hangout for teenagers.  While the strip mall is 
still in use today, its landmark “outpost” style buildings and giant Daniel Boone statue have 
been relegated to local kitsch.   
 
Hillsborough started to transition from a rural, local environment to a diverse town in the mid 
1960s. Simultaneously, from 1965 to 1975, there was a rebirth of Hillsborough from a historic 
standpoint, with the creation of the historic district (and commission), the historical society 
and museum and formal protection of the old dwellings.  Looking to Charleston, Bath, and New 
Bern as models for preservation, the historic district’s commission set for a goal to “try to keep 
vitality of town and appreciate the diversity it has to offer.”  Alliance for Historic Hillsborough 
Director Cathleen Turner believes that the post WWII “urgency to progress,” the consequent 
loss of significant historic structures, and the arrival of incomers resulted in the growth of 
interest in the historic landscape.” 
                                                 
7 James Pharmacy just recently closed in early 2005.   
8 The Boone theme was born from a myth that the explorer started out for the West in Hillsborough.  
However, there is no historical evidence of this.   
 
 
   
HILLSBOROUGH TODAY 
 
Demographic Snapshot 
The demography of Hillsborough has responded in kind to its history.  The current definable 
period has been evolving over the past several decades, since the major interstates were built, 
the mills were closed, and Research Triangle Park has pervasively crept through the region’s 
economy.  The following section reveals a cursory, current demographic snapshot of the 
Hillsborough today.   
 
Population and Households 
Downtown Hillsborough’s population of 5,535 has remained steady for several years; 
simultaneously, the greater area has grown significantly.  While the number of 
households in Hillsborough grew by almost one fifth between 1990 and 2000, population 
projections indicate this growth may not only slow, but also the number of households 
in the historic district might actually decrease by ten percent.   The estimated 
household size is about 2.4, which is consistent with Orange County.  See Table 2A:  
Households in Appendix I for more information. 
 
Racial Composition 
Downtown Historic Hillsborough is approximately three-quarters white and the 
remainder mostly African American.  However, moving westward toward the rail site, 
this ratio became less pronounced.  (White:  63.8%; African American 30.9%).  See 
Table 3A:  2004 Est. Population by Single Race Classification in Appendix I for more 
detail.   
 
Gender Composition 
The population is relatively consistent throughout the town, with just slightly more 
women than men.  See Table 4A:  2004 Est. Population by Gender in Appendix I for 
more detail. 
 
Age Dispersion 
The average age for Hillsborough residents is in the late thirties, but a significant 
portion is over the age of sixty-five, a phenomenon even more evident in downtown 
and West Hillsborough.  About twenty-two percent of the population is under the age 
of sixteen.  See Table 5A:  2004 Est. Population by Age in Appendix I for more 
information. 
 
Marital Composition 
About forty to fifty percent of the population is currently unmarried.  This is an 
important figure if considering the apartment or condominium market, which is 
typically most suitable for singles, couples without children, and emptynesters.  
According to Susan Waldrop, a local real estate agent, several of her clients are 
recently divorced and interested in investing in a lower-maintanance property like a 
condominium; the percent of divorcees in Hillsborough is currently about ten.  See 
Table 6A:  2004 Estimated Population Age 15+ by Marital Status in Appendix I for more 
information. 
 
Educational Attainment 
While the percentage of those with Bachelors degrees and greater in Hillsborough is not 
as high as the adjacent university town of Chapel Hill or Orange County at large, it is 
significantly higher than the percent in the state of North Carolina.  This corroborates 
anecdotal evidence that a contingent of academics is choosing to locate in Hillsborough 
rather than Chapel Hill.   See Table 7A:  2004 Est. Pop. Age 25+ by Educational 
Attainment in Appendix I for more information. 
 
Income   
Average household income in Hillsborough increases moving outward from downtown.  
This is probably heavily influenced by University of North Carolina at Chapel Hill 
faculty, many of whom live between Chapel Hill and Hillsborough.  Comparing 1999 
median household income of Orange County to 2004 household income for Hillsborough, 
the former is noticeably lower than the latter.  While this comparison does not account 
for inflation, the margin is significant enough that the disparity remains noteworthy.  
See Table 2A:  Households in Appendix I for more information.   
 
An Exploration of a Cultural Transformation 
From a broad-brushed perspective, Hillsborough 
can be characterized by the stereotype faced by 
rural towns on the edge of booming metropolises 
across the country: it contends with development 
pressure in its periphery, the loss of an 
independent economic base, and memories of a 
thriving downtown, which is now merely a 
fragment of its former utility as a provider of 
daily needs.  A more finely grained foray into the 
nuances that its history bears on the present 
reveals something quite different.  Hillsborough 
is not being deafened by a cacophony of issues, 
but rather composing its own untuned melody, 
written by the subtle relationships among the 
people who consider the area home.  West 
Hillsboroughites and central downtown9 
residents; historic district and non-historic 
district residents; whites and blacks; the rich and 
the poor; and the ‘old guard’ and ‘newcomers’ 
are simplistic dichotomies, but serve as a means 
of organizing a history of relationships that are, 
in reality, very entangled.10   
   --Cheryl Warren 
“The town is home to blue collar workers and 
academics, to local farming families and 
technocrats, to writers, artists, and 
entrepreneurs. This diversity contributes to 
Hillsborough’s sense of place. Insiders 
perceive the increasing diversity of 
Hillsborough through the fact that they no 
longer recognize many of the people they 
pass as they walk through town.  Insiders can 
spot the incomers precisely because all of the 
other insiders are known to them. Incomers 
cannot distinguish between insiders and other 
incomers in this manner, but there are other 
visual cues to the town’s diversity: the range 
of vehicles from trucks to Jaguars, the range 
of clothing styles from bib overalls to 
contemporary fashions.”   
 
When Bellevue and Eno River Mills came to Hillsborough in the late 19th century, a sharp mental 
division was drawn between the east and west—central downtown and the mill areas.  Informal 
inquiries uniformly indicate Nash Street as the definitive line between westerners, who were 
stereotyped as ‘redneck, white, uneducated, blue collar, lower-class, mill workers,’ and the 
eastern ‘city folk,’ the ‘white collar, upper echelon, snobby, blue-bloods.’   While these 
stereotypes were certainly born from actual lifestyle differences, it seems they were pushed 
toward caricature by an extreme lack of understanding and aversion to the different.  They 
were reinforced further by identifiable political decisions at points throughout history.  For 
instance, King Street was not paved to the west of Nash until the 1950s, although a 
considerable number of Hillsboroughites used that portion of the road on a daily basis.   
                                                 
9 I have used “central downtown” and “eastern” residents interchangeably. 
10 It is important to note that research on this topic was limited.  On one hand, having no personal 
connection to the area has permitted me, the author, to draw conclusions from a less biased basis.  On 
the other, I am adamant about emphasizing that my exposure to the complex relationships is limited and 
therefore, may not draw the same conclusions as those who relayed the anecdotes to me or others in the 
community. 
 
Even a minor association with West Hillsborough was looked down upon by central downtown 
residents.  One interviewee indicated that, many years ago, when his grandmother found out 
he was spending time with a girl from the west side of town, she got upset he was associating 
with one of those people.  Children from West Hillsborough were often called “lintheads” by 
farm and town children alidke.  Accoding to Lynwood Brown, who grew up in West Hillsborough 
during the 1930s said “You could tell the attitudes of West Hillsborough children toward going 
to the high school by the way they referred to it—uptown school or Hillsborough.  One teacher 
described the diverse student body of the high chool, by labeling students ‘clod knockers’ 
(farm children), ‘lint-dodgers’ (children from mill families), ‘city slickers (Hillsborough 
children), and ‘kilowatts’ (students from a Duke Power plant community in the northeastern 
part of the county).11  More recently, while running for a position on the town planning board, 
Mr. Bryant Warren received unsolicited advice that he be very careful how he referred to the 
location of his residence; it was recommended he say he was from the west part of town rather 
than West Hillsborough because of the stigma carried by the latter; in more candid circles it 
still referred to as Monkey Bottom and other unflattering epithets. 
 
This division, while still present today, appears to be fading with the generations.  According to 
one long-time resident, today there is “an ecclectic mix of people in West Hillsborough, from 
those that work in Research Triangle Park and Chapel Hill to those that work in town to those 
that work at home.  Everyone knows each other and gets along.”   
 
Despite a more recent dilution of the emphasized distinction between Hillsborough east and 
west, the division among races—particularly white and black (who made up approximately one-
third of the population of Orange County during the antebellum years as slaves and freedmen)—
seems much farther from being purged.  This friction dates back many generations.  If lore is to 
believed, Hillsborough was home to many buffalo soldiers during the Civil War; upon their 
return, they were treated so poorly by white residents most of them dispersed to other parts of 
the country.  Speculation exists that it was these same white residents that virtually erased the 
soldiers’ tie to the area and what turned their presence from fact to hearsay.  During 
Reconstruction, “aggrieved whites accused the Freedman’s Bureau, which dictated terms of 
employment to white farmers who hired former slaves, of alienating the blacks from white 
population and inciting them to a policy of ‘kill and burn.’”12  Several secret white supremacist 
societies were established in Orange County during this period, including the Ku Klux Klan, the 
White Brotherhood, and the Invisible Empire.  Although their tenure in the area was relatively 
short-lived, they left a stain of prejudice and violence. 
 
Longtime resident Mr. Michol reinforced this marginalization with an anecdote he recounted 
about the ‘slave cemetery’ in West Hillsborough.  He recalls that as a child he perceived the it 
as unkempt—the stones were frequently vandalized and kids played kick the can on the 
grounds.  He speculates that the house on Oconeechee Street built in the 1920s and currently 
being remodeled was mostly likely constructed atop cemetary plots and with graves at the 
foundation.  “At the time they either didn’t know or didn’t care.  The irreverance was just part 
of life.”  Strides were made to reverse this in the early 1980s, when the mayor at the time 
spearheaded its clean up and restoration.     
 
While African Americans and white Hillsborough residents coresided downtown for many years, 
the establishment of the historic district in 1973 caused housing prices to rise and pushed many 
middle and lower income blacks to the periphery.  Many of them congregated in Fairview.  
Several people noted that the physical detachment of this already culturally isolated 
neighborhood was pronounced even moreso when Interstate 70 was built.  Since then, the area 
has become a haven for illicit activity, discussed in more detail in the section “Significant 
                                                 
11 Ryan, E. S.  Orange County Trio.  p 69.  
12 Ibid. p 43. 
Current and Potential Development Projects:  Fairview.  According to Director of Economic 
Development for Orange County Dianne Reid, Fairview has become invisible; its neglect is the 
result of a perception that, in the eyes of many Hillsboroughites, it doesn’t exist as opposed to 
purposeful attempts to ignore it.  Some have observed that this geographic division is 
pronounced at cultural events, a phenomenon briefly discussed later in the section “Cultural 
Connections:  Last Fridays regarding Last Fridays. 
 
Particularly since the historic district was created, there has been a simmering dissonance 
between the historic district and Hillsborough at large.  Most recently, contention regarding 
the proposed relocation of the library from downtown to the new Waterstone (See section 
Significant Current and Potential Development Projects:  Waterstone) development illuminated 
this fraction.  Historic district residents argued that it would severely damage the character of 
the town were it moved, while ‘outside’ residents said the “fuss” was just one more incident in 
a host of examples where the residents of the historic district only look out for their well-being 
and personal convenience.  The town government has said that downtown Hillsborough will 
never completely lose their library, but some residents are still concerned.    
 
The issue of conflict between rich and poor residents overlaps all of the categories mentioned 
above.  It is a statistically confirmed, fact-about-town that east is wealthier than the west.  
Furthermore, the historic district is generally wealthier than the rural periphery (but not 
necessarily the developing periphery).  And on average, white residents—particularly those 
downtown—are wealthier than black.  Despite the varying backgrounds of those who comprise 
the “Hillsborough poor,” the group’s alleged collective viewpoint on development is in favor of 
large scale retail chains like Wal-Mart.  This has separated them from wealthier residents who 
view this position and regressive and detrimental to the health of downtown Hillsborough.   
 
The Orange County Speedway is evidence of how values can change over time.  According to 
Cheryl Warren, a cultural anthropologist with expertise on Hillsborough, “the class of people to 
whom the site is important has changed. Originally valued by working class Southerners for its 
entertainment value, it is now valued by well-educated and prosperous incomers, to whom it 
has become part of the mythology of Hillsborough’s past. It is likely that this prosperous group 
does not attend races at the current Orange County Speedway, and if they had lived in 
Hillsborough when the track was in operation, they would have been just as distressed by the 
noise and dust and general rowdiness that offended many of the residents of Hillsborough at 
the time.”  
 
This “incomer” group, while seemingly simple enough to define, is far more elusive than one 
may initially presume.  Speaking to a person whose lineage goes back several generations—
particularly if he or she is over the age of 75—“new” applies to anyone whose parents are not 
part of Hillsborough history.  Speaking to an author-titled “middling”—a person who has lived in 
Hillsborough for twenty plus years, serves on multiple local boards, and calls him or herself a 
local but was not born in Hillsborough—“new” means fresh-faced a resident of less than five 
years who is either pulling into their Hampton Pointe garage each evening after a thirty minute 
commute from RTP or working on renovation project number two of his or her circa 1850s, 
historic district house.  Oftentimes, this latter group overlaps with what is known as the 
“intellectual crowd”—the writers, painters, musicians and academics born all over the country 
who’ve come to appreciate—and in many instances restore—what makes Hillsborough a “quaint 
little town.”  
 
Longtime resident Mark Michol believes that as long as there is Duke and UNC, Hillsborough will 
be an attractive place to move.  Currently Chapel Hill is “overpriced so those who would like 
an intellectually stimulating environment, but don’t have the pockets to afford it can solve 
both parts by moving to Hillsborough.  In Hillsborough a person can spend half as much for the 
same environment.  In Alliance for Historic Hillsborough Director Cathleen Turner’s opinion, 
“the incomers arrived with a fresh perspective, different from the perspective of insiders who 
had grown up here surrounded by history as part of their taken-for-granted world. Incomers 
“recognized how good Hillsborough had it” and vigorously pursued historic preservation, which 
was a new element of our national consciousness. The focus shifted from individual houses as 
the homes of historically significant families or forebears to a consideration of the visual 
characteristics of the historic features of the town as a whole.  Mr. Michol sees this as a good 
thing for people who can afford it.  But “for the people who have lived here all their life, they 
would prefer to just be left alone.  This tension is a property rights issue and has certainly 
generated contention between the new and the old.  The contention is waning, though, as the 
old-timers die out.  Ten years ago there was more tension, particularly when zoning and design 
guidelines were passed.  For instance the owner of the Mann property wanted to tear down the 
existing house and build a mobile home but wasn’t allowed.  The attitude of the kids of this 
generation has been ‘if you can’t beat ‘em, move’.”   
 
The visibility of new-comers is pronounced by a declining number of multi-generational 
residents.  Mr. Michol continues “there are many descendents and mine workers still living in 
the area, but they are of the generation that is dying.  The neighbors that have been there 50-
60 year are now dying off and their kids own the property.  The children are selling the 
property to those who want to live in the historic district.”     
   
Several people have noted the transformation among the faces on various boards.  The Town 
Commission has “gone from a home grown board to transplants from out of the area.” 
According to cultural anthropologist Cheryl Warren, more than one person (during her 
interviews of many longtime Hillsborough residents) expressed sentiments similar to this one: 
“A lot of damn Yankees come in, and decided we didn’t know how to run our town, so they’d 
run it for us.”  Currently, no person serving on the County Commission was born in Orange, but 
many elected officials are part of that fuzzy ‘midlings’ category.  For instance, Town Board 
member Stepton Halkiotis has worked as a teacher and principal since moving to Hillsborough 
from New York thirty five years ago; he has served as a County Commissioner for the past 20 
years and in the minds of many—but not all—is a true Hillsboroughite.   
 
People across durations of residency have indicated the dissolution of a once seemingly 
impenetrable good-ole-boy’ network has been energizing and positive for Hillsborough, a town 
resistant to change throughout most of its history.13  Mr. Bryant Warren asserts, Hillsborough is 
sitting in the middle of a developing community and this injection of fresh perspectives is what 
will save Hillsborough from becoming an anonymous suburb.  “The town must be selective 
about what gets put in, but will inevitably have to deal with growth one way or the other.”  
According to John Delconte, the Town Board is evenly split between pro-growth and slow-no-
smart growth.  The lobby of builders and real estate agents has a strong presence.  A political 
candidate’s stance on growth is usually the main issue on which people cast their vote.  
Stereotypically, it is the out-of-towners coming from bedroom communities without a strong 
sense of place who advocate preserving the town center, while long-time residents support 
new growth.  Mr. John Delconte believes that the latter group takes that stance because 
they’ve not been exposed to a town with a lack of sense of place to know what they’d be 
missing were it gone.   
 
An identity exploration—crisis would be overstating it—has accompanied this transition.  
According to Mr. Delconte, Hillsborough is in the midst of trying to find its own personality.  
Several expressed reservations that it is in danger of trying to emulate Chapel Hill too closely.  
To balance this viewpoint, resident Ms. Holly Reid said what keeps her passionate about the 
town is that she can “touch, feel, and discover its uniqueness.  It’s funky, not homogenized—
                                                 
13 A few interviewees noted an observation that would not have been seen even fifteen years ago—
election signs supporting an array of candidates in an area historically, homogeneously conservative.  
Holly Reid described the downtown historic district as ‘Kerryville’ in a sea of red. 
 
although still fairly segregated.  Its size allows you to have a foot in the personal and know 
your neighbors, but it also allows you to feel like you are making a difference on a world scale. 
The bottom line is that most of the people that live in Hillsborough are here because they 
really, really want to be.”  
 
Cultural Connections 
According to locals, one of Hillsborough’s strengths is programming special events.  In many 
instances these cultural activities have made modest to considerable strides in bringing 
together different groups—of course, their degree of success is dependent upon the source 
asked.   
  
Last Fridays 
For the last five years, the Hillsborough Arts Council has sponsored ‘Last Fridays,’ a 
monthly evening festival featuring music, crafts and art running March through October 
on the lawn of the Courthouse; attendance averages about 500 people.   
 
The perception of the event’s ability to engage the entire community is mixed.   
Holly Reid, president of Walkable Hillsborough, Vice President of the Eno River 
Assocation and a resident for the past eight years, sees the concert series as a “nice 
symbolic gesture, trying to be equally welcoming to all members of the community.”  
However, John Delconte, Director of the Arts Council, indicated Last Fridays are not as 
inclusive and mixed—both racially and socio-economically—as it ought to be.  He said 
that the concert series showcases a relatively diverse range of music types14  with the 
hope of attracting an amalgam of crowds-about-town, but so far, in his opinion, it has 
not been as successful in doing so as it should be.  This was echoed by a member of the 
Town Council, who “complained (to him) that Last Fridays weren’t integrated.”   
 
It is an issue with which the Arts Council is currently struggling.  However, Mr. Delconte 
went on to indicate that the lack of integration is pervasive beyond the confines of the 
music program and has roots deeply embedded in history.  While it has yet to work 
with churches as a means of communication and outreach, Mr. Delconte believes doing 
so would be a very effective means of attracting people, especially African Americans.   
 
‘Millworkers’ play 
In May 2004, the Orange County Historical Museum sponsored a play entitled 
Millworkers to bring awareness to the history of the story of the North Carolina 
millworker, promote a new permanent exhibit the museum was introducing on the 
same topic, and serve as a fundraiser.  Originally produced by Chatham County 
Community College in Pittsboro and put together with the help of an area playwright, 
it was based on local oral history.  Its second run—it debuted in Pittsboro—was 
performed to a standing-room-only crowd at the Town Barn at Daniel Boone Plaza.   
 
Dianne Reid, Director of Orange County Economic Development, highlighted the 
evening as particularly magical because it attracted both old mill workers and “historic 
district people” to the same venue, serving as evidence that “culture is a great way 
bring people together.”  It was one of the nicest events Ms. Reid could remember 
“because it was a genuine celebration of part of Hillsborough’s past.  It wasn’t phony, 
but with real laughs and tears at the same time.”   
 
According to Cathleen Turner, Director of the Alliance for Historic Hillsborough, the 
play “had a lasting effect because it helped to show that the larger community 
                                                 
14 He has labeled it as generally ‘conservative,’ saying there had been little vocalized interest among 
attendees or community members in bringing in pop or rap acts. 
appreciates the history of West Hillsborough and mill heritage.  Sometimes I don’t think 
people who lived that history and that life know that because historically they did 
suffer from great discrimination. The play showed history in a way that was uplifting 
and appreciative rather than condescending.  Hopefully it helped to alleviate, to an 
extent, past baggage.” 
 
Orange County Historical Museum Millworkers Exhibit 
In fall 2003, the Orange County Historical Museum debuted a permanent exhibit on 
textile mill heritage.  In preparation for it, the museum augmented its own small, pre-
existing collection of artifacts by soliciting county residents with a personal connection 
to mill history for oral and physical contributions.  Peoples’ response and interest was 
overwhelming.  It was readily apparent the experience not only provided a richness to 
the exhibit that could have been achieved by no other means, but also serendipitously 
served as a public outreach exercise, whose effect, according to Cathleen Turner, has 
been long-lasting.  Several people indicated that by making the history of Hillsborough 
more accessible to those who may not be familiar with it, it was an effective means by 
which to bridge social gaps.  
 
Hog Day 
Hog Day is a community festival held each June.   Sponsored by the Chamber of 
Commerce, the event attracts thousands of people from all over to Hillsborough.  
According to the Chamber’s Director, Margaret Cannel, the event is one of the biggest 
festivals in the South.   
 
 Candlelight Tours 
Held every December, the Candlelight Tour is a walking tour of historic Hillsborough 
homes.  Reliably well attended, the event, which is centered downtown, has included 
houses as far west as Nash Street.  Margaret Cannell of the Chamber of Commerce 
acknowledges there is a spatial and cultural gap between the West and downtown—she 
recounts one year several people driving three blocks from the next most western 
house to a house on Nash Street because “it was way out of town.”  However, she 
believes the event has had initial success in bridging the perceived gap.   
 
The Farmers’ Market 
Started in 1987, the Farmers’ Market seasonally sells locally grown produce and baked 
goods on Wednesdays and Saturdays.  The Market is currently located in an open air 
setting behind the government buildings downtown, but during its eighteen year tenure 
it has had several homes, starting with the former Southern States building on Margaret 
Lane and after which was the parking lot adjacent to where the courthouse stands.  
With the help of Congressman David Price, the Farmers’ Market Group—a loosely and 
informally organized team of vendors—successfully pursued a $90,000 federal grant to 
build a permanent structure.  While it will definitely be sited on county lands, its exact 
location is yet to be confirmed; the County would prefer it to be integrated with the 
proposed River Walk Park behind the courthouse and the Farmer’s Market Group 
wanted it to be adjacent to the future Weaver Street Market on Margaret Lane, but due 
to land constraints, it will most likely be located behind the Sheriff’s office.   
 
Because the structure will only be occupied twice per week by the Market, architects 
are designing a multi-purpose pavilion that has the potential to be used for children’s 
plays, musical groups, and other community activities.  Covered space will have the 
capacity to hold about thirty vendors, but spillover will be able to be accommodated 
on adjacent green space.   By several accounts the Farmer’s Market is very successful 
in attracting a diverse crowd, which has been steadily growing each year. 
 
Recurring Town-wide Issues 
Hillsborough is in a period of transition, not entirely different from many small, rural towns 
across America.  For years luke-warm toward the notion of change, it is being pressed to adjust 
to the ripples created by newcomers hoping to partake in its history.  While there are other 
important issues in addition to the ones listed below, the following repeatedly resurfaced 
during interviews as being particularly influential in shaping attitudes toward new development 
in the Hilllsborough.     
 
Economic State of Downtown Hillsborough  
While most agree that the downtown’s vibrancy has not returned to pre-war standards, 
the perception of the degree to which downtown has recovered is all over the map.  
Several people noted that the retail in the two block downtown “commercial strip” in 
Hillsborough is not nearly as vibrant as Chapel Hill or Carrboro.  It is “not as crisp,” in 
part, because of the new developments on the outskirts of town, including Churton 
Grove and Hampton Pointe.  Plus, Hillsborough has had to contend with the departure 
of several industrial plant closings, averaging about one per year.  According to Dianne 
Reid, in any market it would take a while to find new tenants.   
 
Margaret Hauth takes issue with the description of “struggling” to characterize the 
commercial strip on Churton Street.  She said is has dramatically improved during the 
thirteen years she has lived and worked in Hillsborough.  When she first arrived, there 
was minimal need to serve the daily needs of residents.  The only restaurant in town 
was the Regulator Café and its hours were very irregular.  There was no bookstore, bar 
or place to go for a drink, or music club, like there is today—the collection of appealing 
retail was so limited she hypothesized that “if the Colonial Inn had been closed, there 
would have been no one downtown.  Now, the downtown is “trying to serve local 
employees (at the Courthouse/government buildings) during the day, local residents at 
night and tourists all of the time.”   
 
The Orange County Department of Economic Development created the 
Hillsborough/Orange County Urban Task Force to address some of the issues raised 
above.  According to Mr. Bryant Warren, a member of both the task force and the 
Hillsborough Planning Board, the task force is getting read to make a sub-committee to 
examine the Churton Street Urban Transition.  Mr. Delconte, another member of the 
task force, does not believe revitalizing West Hillsborough will negatively impact the 
merchants located along Churton Street.  He is more concerned commercial 
developments located on the outskirts of town, such as Hampton Pointe, being 
considered the new town center. (See Appendix II for a map of the Churton Street 
commercial corridor) 
 
Recognizing “improvements to the exterior appearance of individual properties (along a 
commercial) corridor can help to preserve and develop a positive visual image to 
visitors and community pride among residents,” discussions of improving Hillsborough’s 
visual appeal along Churton Street began in 1997 with the development of the 
Downtown Hillsborough Appearance Improvements Plan. It “identifies many specific 
and conceptual components to enhance the functionality and appearance and preserve 
the character of the downtown area.” Recently, the Hillsborough Tourism Board15 
funded a Downtown Streetscape Improvements Feasibility Study, which led to a 
proposal for funds from NCDOT through TEA-21 program.  Planning team meetings and 
                                                 
15 Board activities are supported by the proceeds from a 1% Prepared Food and Beverage Tax . Forty 
percent of the net proceeds are allocated to “facilities, programs and services designed to attract 
tourists to the town or made necessary or desirable because of the impact of tourism on the town.”
community workshops have and will take place to discuss the Churton Street 
Rehabilitation efforts, whose goal it is to retrofit the street to create “a unifying 
theme.”     
 
Water and Sewerage 
During recent decades, as the surrounding region experienced a swell of population 
growth, Hillsborough was the blip on the map that had managed to mostly steer clear 
of suburban development.  In large part, this was attributable to the town’s limited 
water supply and treatment capacity.  However, a new reservoir has since increased 
capacity and resulted in a noticeable amount of new development in the outskirts.   
 
The Town’s mission regarding water and sewerage supply is “to keep the rates as low 
as possible, yet still do what is necessary to run an efficient and environmentally 
responsible operation, stay financially solvent, and prepare for the future.”16  
However, Hillsborough’s water and sewer rates are extremely high—some of the 
highest in North Carolina.  It attributes this phenomenon to the following 
circumstances:   
 
1)  In 1993 the voters of Hillsborough approved $5.8 million in General Obligation 
Bonds to pay for a reservoir to address long-time water shortages and allow for 
future growth.  Construction began in 1998 after a five year delay which, 
combined with additional requirements from the State and lawsuits from property 
owners whose land was condemned to build the project, resulted in the reservoir 
costing over $10.1 million; this was more than $4.3 million over budget. 
 
2) The Wastewater Treatment Plant is twenty eight years old, has never been 
upgraded and no longer meets code.  The Town has been fined by the State of N.C. 
numerous times for violations. 
 
3)  The Water Plant is thirty years old.  The Town is in the process of completing 
an estimated $4.1 million upgrade. 
 
4)  Many of the systems pipes are over seventy years old, which has resulted in 
leakage and inflow into the sewer.  Addressing these issues has increased 
operations and maintenance costs. 
 
5) The Town’s largest water customer (Flynt Fabrics formerly located in Bellevue 
Mill) closed in September 2000 – this cost the Town approximately $700,000 per 
year in revenue.  
 
Until recently, out-of-town customers were charged 200 percent of the in-town rate.  
In November 2003, the Town Board voted to decrease the out of town rate multiplier 
from 200 percent to 195 percent in response to “fervent debate” over the issue that 
surfaced in September 2000.  With the exception of this in-town/out-of-town rate 
adjustment, no rate increases have occurred in the past two fiscal years. 
 
The Town of Hillsborough is in an interesting position to accept new water users.  
Fiscal impact research consistently shows that residential development produces more 
in costs to local government than it generates in revenue; this is usually because of 
expenditures associated with providing public education.  However, in the case of the 
                                                 
16 This came from the “Water Customer Information Regarding Rates” pdf, obtainable from the following 
website:  http://www.ci.hillsborough.nc.us/index.asp?Type=B_BASIC&SEC={D3A87806-87CC-4223-8400-
65661993D312} See Appendix II 
 
Town of Hillsborough, it are not responsible for financing the school system; Orange 
County is.  So, while town officials ideally would like attract another large, water-
consumptive industrial company as a major source of revenue, it can permit residential 
projects without having the typical, deficit-producing fiscal impact on the budget.   
 
While water demand is a concern for the town, one resident says so too should be 
water supply.  He speculates that if the town continues to encourage development as 
it has, it will outpace the capacity of its water source, the Eno River.  He believes the 
town is not preparing for drought conditions and will face a serious crisis should one 
occur.     
 
Lack of a Major Economic Base 
The effects of the closure of Flynt Fabrics, Hillsborough’s last major industrial 
occupant, reverberated throughout the town.  For residents, it was the loss of a 
significant employment source.  For downtown merchants, it was the loss of potential 
customers who worked at the mill, but lived outside of the area.  And for the town of 
Hillsborough, it was the loss of the biggest water user and a sizable source of revenue.  
With no one currently filling the void, the town has yet to recover financially.   
 
However, this need has not led the town to accept just any proposal presented before 
them.  The town recently turned down an offer from an asphalt company interested in 
locating in the area.  Learning from industrial occupants past and present, the town is 
aware that the environmental effects of certain industries can be particularly 
devastating to the quality of life of nearby residents.17
    
Ideally, Hillsborough will find an industrial tenant to fill an existing, but vacant building 
and take advantage of infrastructure currently in place; it will function harmoniously 
with residents, provide well paying jobs, and produce a financial windfall for the town 
in the form of taxes and water and sewerage use.  However, there is nothing in the 
pipeline to suggest this will happen in the near future.  Very soon, Hillsborough will 
need to make the choice to more vigorously pursue its Vision 2010 Plan goal of 
“actively recruiting, developing, and supporting clean enterprise and industry” or 
reexamine how or if it plans to provide jobs for its residents.   
     
Bypass Circumventing Downtown 
One of the most sensitive topics of the last two decades has been the necessity for a 
bypass around Hillsborough.  State Route 86 follows Churton Street and serves as 
Hillsborough’s “Main Street.” The north-south artery was a primary route for all traffic 
traveling between the Piedmont of North Carolina and Virginia until 1996, when, after 
contentious negotiations between the town government and the state Department of 
Transportation, multi-axel trucks were required to use an alternate, designated route.  
The justification of their redirection was based on an identified need to minimize noise 
and the damage to historic buildings caused by the vibrations and pollution generate 
by large vehicles in the downtown business district.   
 
                                                 
17 It has also been suggested that a network of loyalty runs deep through Hillsborough’s past and has 
previously resulted in favoritism of locally-owned businesses.  Allegedly, years ago officials of the town of 
Hillsborough were approached by various types of industrial and manufacturing companies wishing to 
locate in the area.  According to one source, the offers were lucrative and would have provided well 
paying jobs, but were turned down prior to being made public; allowing the outsider-owned businesses to 
locate in Hillsborough would have had the secondary effect of forcing locally-owned businesses to 
increase their pay scale. 
 
More recently, an increase in commuter traffic slows travel through town during the 
hours of peak use—morning and evening “rush hour.”  There is regular traffic back-up 
in downtown Hillsborough at 5pm on weekdays; this was rarely the case in the thirty 
years ago. Some people believe that traffic has been a barrier to Hillsborough’s 
“successful” development and expanding the bypass would positively affect the town’s 
overall growth.  According to Cheryl Warren, the current consensus of opinion is that a 
bypass is still needed, but longtime resident Mark Michol believes this is going to be 
one of the two big, controversial issues in the next ten to twenty years.  Some 
residents of the rural northern part of the county object to any bypass, believing it will 
encourage rapid suburban growth to the north, degrade their quality of life, and 
ultimately generate even more traffic. To this point, the Department of Transportation 
has held a series of public meetings to investigate the potential routes that a bypass 
could follow, but all remain shrouded in controversy. 
 
Downtown Parking 
An actual shortage of parking downtown is disputed; however, perhaps more 
importantly, the perception of one exists.  In a car driven culture, this is often a 
barrier to success for businesses.  Mark Michol, a long-time resident, avoids eating 
downtown on weekends and instead chooses to patronize restaurants on the outskirts 
because he knows he won’t have to worry about finding a spot. George Horton, a local 
developer, contends that if the quality of retail is high enough, however, having to 
spend a few extra minutes to find a space will not deter people.     
 
Colonial Inn Closure 
For years, the Colonial Inn served as a staple of downtown for both tourists and locals, 
who often ate there for Sunday brunch.  However, it went out of business in 2002 and 
the owners were forced to sell it.  After purchasing the structure at a public auction, 
the current owner chose not to reopen the facility and has since fallen into conflict 
with the town over the deteriorating state of the building.  Along with the closure of 
Hillsborough House Inn, Hillsborough currently has no overnight hospitality 
accommodations in the historic district. 
 
 
Significant Current and Potential Development Projects 
Like the recurring issues described in the previous section, development projects in the 
pipleline shape the market and must be strongly weighed when considering the best use of the 
Calvin-Nash Rail Site.   
 
Waterstone 
Located on a 385 acre parcel between Routes 40 and 85 in the southern portion of 
town, Waterstone is a proposed mixed use development that is to incorporate single 
family homes, condominiums, and affordable housing with a hotel, retail and office 
space, parks, educational facilities, space for a public safety component and other 
added amenities. (See Appendix II for site plan).  The development will have less than 
1000 dwelling units, a 150 of which will be free standing houses; however the majority 
of the project will be non-residential with more than 400,000 square feet of retail.  A 
satellite campus of Durham Tech is a critical component of the project.  The 
development has been approved by the Town and developers intend to begin putting in 
infrastructure in the spring of 2005.   
 
The project has remained shrowded in controversy since its initial proposal, in which it 
included a significantly higher number of housing units that would have come close to 
doubling the population of the town.  According to Dianne Reid, developers clearly 
listened to the reactions from community members and scaled back; however, based 
on recent conversations with citizens around town, it appears not everyone is aware of 
this.  The project will include elements of ‘traditional neighborhood developments’ 
such as bike paths and walking lanes, but Holly Reid, president of Walkable 
Hillsborough, believes it is not New Urbanist enough.   
 
The project will have a significant impact on both the housing and retail market, but is 
reflective of the area’s current trend, which is development on the outskirts of town.   
 
Hampton Pointe 
Hampton Pointe, on new 86 is the location of the new Wal-Mart Supercenter, which 
replaced the former store on Old 86, and other smaller commercial development.     
   
Dianne Reid found it hard to generally characterize the impact the development has 
had because there were several other influential components occurring simultaneously 
in Hillsborough, including a general economic downturn.  However, the new Wal-mart 
has had the most tangible, obvious impact on the strip mall that housed the old Wal-
Mart, a relatively small store by comparison at 63,000 square feet.  Most of the 
retailers in former plaza have since closed or moved their businesses and the shopping 
plaza has become desolate.   
 
The debate over Wal-Mart was very divisive and really broke down the line between 
pro-growthers and no-growthers.  The less affluent long time residents were primarily 
interested in being able to purchase goods at low prices, while the wealthier new 
comers had trepidations about the effect the notorious, big box retailer would have on 
downtown merchants.  One positive component noted by Dianne Reid was the lack of 
racial tension characterizing the situation; it was primarily a socioeconomic divide.  
 
Home Depot has submitted revised plans for Phase II of the development project, 
which the Town Board has considered.  Ground was broken in April 2005. 
 
 Weaver Street Market 
Weaver Street Markets, a local co-op grocery store that has locations in Carrboro and 
Chapel Hill (Southern Village), has explored the possibility of expanding to a third 
location, the former Southern States18 building on Margaret Lane in Hillsborough.  This 
location is steeped in history.  Until the 1940s, a Federal Style (1800s) school occupied 
the site.  It was torn down and replaced with the extant Southern States building, an 
agricultural and garden center where farmers gathered to buy and sell products.  It was 
“the place to go,” the center and the vitality for the Hillsborough farming community.  
However, the demolition of the school building also ignited an awareness in some 
townspeople—especially village-dwellers— of the importance of preserving historic 
resources.  It was this event that acted as an impetus for the town to apply for historic 
district status.   
 
Weaver Street Market cooperative co-hosted a mini-charrette with the Village Project19 
in October 2003.20  They introduced a feasibility study to downtown merchants, who 
                                                 
18 The Southern States store closed its downtown location about five years ago and moved to a new 
location on Old 86, on the north side of 85 and near to Wal-Mart, in hopes of drawing a wider audience.  
However, it did not and was forced to close. 
19 The Village Project is a non-profit group whose mission is the following:  “Through advocacy, design and 
education The Village Project seeks to transform our region into a network of walkable communities 
interlinked by quality transit services. We place equity, affordability and diversity alongside 
environmental protection as essential ingredients of the intimacy and vitality of our communities.”  Their 
web address is:  http://www.thevillageproject.com/
were concerned that the store would draw away business from Churton Street; the 
study said such as issue could be circumvented by avoiding overlap in the specialty 
markets.   
 
In general, the concepts proposed by Weaver Street Market appear to be widely 
accepted and welcomed across the community; various people indicated it would be 
successful because of a fair amount of foot traffic, the density of housing within a ¼ 
mile radius of the site, its location along the proposed Riverwalk, and an existing base 
of customers who currently travel to Carrboro and Chapel Hill to shop at the Market’s 
other locations21.  There have been murmerings of concern that the target audience 
would be “a “pushy,” “erudite,” “snobby” group, but this concern has mostly been a 
sidenote.  One person went on to hypothesize that this concern has not been vocalized 
too loudly because “the faction of concerned people is fairly small and because there is 
an “embedded civility” in Hillsborough.”  Presently, the Town is waiting for a proposal 
from Weaver Street.  
 
 Gateway Center 
The proposed Gateway Center would be located on the west side of South Churton 
Street, a critical entranceway into the community.  The owner of the property, George 
Horton, indicated the 33,000 square foot mixed use project would include 10,000 
square feet for retail (considering uses like a restaurant or a bank); 11,500 square feet 
for office—the market will determine whether it is for sale or lease—; and 11,500 
square feet for condominiums.  Mr. Horton hopes that his new project will reenergize 
downtown. 
 
The project is currently at the research stage.  Mr. Horton has been investigating 
transportation circulation for supply trucks and held a workshop for the community, 
during which the market study, transportation, and design of the site studies were 
presented.  Mr. Horton has spoken with the developers of Weaver Street Market and 
the relationship is amiable; they hope for the two projects to play off one another.     
 
Triangle Sportsplex 
The Triangle Sportsplex, in operation for over a decade, is Orange County’s largest 
sports and recreation facility; the 80,000 square foot complex has an ice skating rink, 
three indoor pools, and a fitness center.  According to area residents, it is one of the 
very few sites for children and teenagers to spend time—but does not offer enough by 
itself to fill that need. 
 
The County has plans to purchase facility, which is currently privately owned and 
operated, and convert a portion of it—roughly 15,000 square feet—to a senior center.  
According to Barbara Blythe, who serves on the Senior Board for Central Orange, the 
biggest barrier for seniors in Hillsborough is inadequate transportation options; Orange 
County Public transportation provides bus service, but not frequently enough.  
 
Pelequin Project 
The Pelequin is a proposed development to be located at the intersection of Elizabeth 
Brady Road and Route 70A.  The original project was designed to be more mixed use, 
including townhouses.  However, it was recently significantly scaled back to include 
just one building for office retail, one building for commercial space, and one building 
to accommodate conferences and catered events when the developer learned the 
                                                                                                                                                 
20 The notes from the charrette can be found at the following address:  
http://thevillageproject.com/pdfs/wsm_hboro.pdf
21 There are currently no upscale grocery stores in Hillsborough. 
Elizabeth Brady Road expansion project is likely to encroach on a large portion of his 
property22; according to Margaret Hauth, up to half could be taken by eminent domain.  
To this point, the town has approved the master plan, but is awaiting more detailed 
information from the developer.   
 
Fairview 
Fairview23, a primarily African American residential neighborhood located on the 
northern edge of town on Route 70, was recognized as an independent community for 
over 50 years before being annexed by Hillsborough in 1988.  Fairview’s location—north 
of 70, which has divided the community from the rest of Hillsborough like the 
proverbial railroad tracks— and single entrance in and out have had profound impacts 
on the neighborhood’s development.  While to some it has produced a tightly, knit 
enclave to others it has fostered a crime-ridden, underserved, isolated, and oft-
forgotten area of town.  According to Dianne Reid, like many small southern towns, the 
black section was close to the heart of downtown, but very distant on more nuanced 
levels. 
 
Eric Hallman, currently a Hillsborough Town Councilman, has explored the possibility 
of drafting a redevelopment plan for Fairview with commercial along Route 70 and 
affordable housing to promote homeownership.24  The Board has expressed excitement 
about pooling resources together for such a project, but to date no action has been 
taken.  In contrast to the Board’s perspective an African American small business 
owner and resident of Fairview said there is fear among residents that “officials” will 
try to make Fairview a gated community,—for which it is geographically suited—run 
current residents out, and put in big, expensive houses.   
 
While there are no immediate plans for Fairview, the above discussions could 
eventually materialize into impacts on both the affordable and luxury housing market.  
Because the town is relatively small, even minor fluctuations are felt throughout the 
entire area; it is important to recognize this when considering residential development 
in West Hillsborough.   
 
 
                                                 
22 According to initial development plans, the commercial space will have up to just nine employees.   
23 Fairview was built by prolific Hillsborough developer James Freeland.  It was originally targeted toward 
young post World War II couples who had married after the war and were in need of affordable housing 
with low mortgages.  The transition of racial make-up from white to African American coincided with the 
establishment of the historic district, which drove up the cost of downtown housing and forced many 
poorer residents, often African-American, out. 
24 According to a 2002 study of Fairview by Gertz, Jamison, Maurer, Ng, and Trinh, interviews with service 
providers and neighborhood residents indicated “the majority of homes are privately owned.”  
 
 
 
 
 
 
 
Part II: 
 
FOCUSING IN 
 
West Hillsborough and Developing 
the Calvin-Nash Rail Site 
THE HISTORY OF WEST HILLSBOROUGH 
 
A survey of the past two hundred and fifty years reveals a historical basis for West 
Hillsborough’s distinct identity from eastern Hillsborough.  In 1858, Colonel Charles Courtney 
Tew founded the North Carolina Military Academy (later renamed Hillsborough Military 
Academy) upon a hilltop nearly one mile west of town center.  This remote school was 
predicted to become the premiere military training academy in the southeast until the Civil 
War broke out, during which several of its teachers and students were killed in battle.  
Following the war, the remainder of the school’s operation was tumultuous and short; it closed 
its doors for the final time in 1868.  The barracks were subsequently converted to boarding 
houses and small academies, but ultimately sat vacant through the majority of the latter 19th 
and early 20th centuries.  Having fallen into terrible disrepair by the 1930s, they were torn 
down in 1934 as part of Depression era building project. 
 
With the decline of agriculture as a sustainable lifestyle and the loss of the military academy, 
Hillsborough struggled to reestablish an identity and economic base.  Large textile mills were 
developed on the western edge of Hillsborough at the turn of the twentieth century.  The 
location was logical given the proximity of the train25 for the transport of raw and 
manufactured goods (generally woven fabric).  The train was equidistant from Eno Cotton Mill, 
which began operation in 1896 and Bellevue Mill, which opened one decade later. 
 
As the mills grew, owners facilitated the rapid settlement of villages with housing, commercial 
districts—including grocers, merchants, and later theaters and restaurants—schools, and 
churches.  The life of the mill villages was heavily dictated by work shifts in the mills and 
community activities, which often centered on small farms, sporting events, swimming in the 
river, and picnics in the nearby meadows.  In general, most employees worked very long hours 
and earned very low wages.  Although the building went through a series of owners, all of the 
operations appeared to remain family oriented, in the sense that is was common to find 
related, cross-generational employees working for the mill.  Millchildren lived on the river for 
entertainment, often playing on and around the forty foot trussel.  Evidence of different era of 
environmental awareness, stories passed down from that generation recount children emerging 
from the river with blue skin from chemicals dumped by the mills into the river.26   Calvin and 
Oconeechee Streets used to be dead ends on which the children would play baseball.  Within a 
short period of time, these villages became self-sufficient communities, distinct from center 
Hillsborough due both to their location and their residents’ different way of life.  
 
There was no running water in the area until the mid 20th century; many homes had outhouses 
through the 1940s.  Family members often took turns building new holes for outhouses on the 
¼ acre tracts on which their houses were built; often the entire yard was pocked.  The 
neighbors used a community well, which ws usually located in the middle of the block so that 
residents may exit out the back door to get water.   
 
The mill underwent many hands of ownership.  Unlike the Eno Mill, however, all of Bellevue’s 
owners maintained ownership of the mill houses.  Hesslein and Company purchased the mill in 
the late 1940s and made major improvements, including the installation of water and sewer 
facilities in many of the houses and new machinery and lighting in the mill.  Saratoga Kniting 
Mills purchased it afterward, but the most recent tenant was Flynt Fabrics, which did fabric 
finishing and dyeing.  After it bought the mill in 1987, it was constantly in trouble with the 
town for using too much water and dumping dye into the Eno River.  Its heavy water demand is 
one of the major factors prompting the town to building the West Fork of Eno River Reservoir.  
                                                 
25 The rail line started in 1855 and the depot in West Hillsborough was constructed by the end of the Civil 
War. 
26 A notable number of those children, now adults, were diagnosed with breast cancer.  There has been 
speculation that the chemicals dumped in the river contributed to this. 
Flynt Fabrics (Bellevue) closed September 26th, 2000 and was a major hardship for its 162 
employees and the town’s economy.27   
 
King Street wasn’t paved through West Hillsborough until the 1950s, when it was extended to 
West Hill Avenue.  To that point, it stopped at the top of the hill.  Mr. Bryant Warren, whose 
family has lived in the area for generations, speculates that the depressed economy kept it 
dirt.  Spearheaded by former Mayor Craig Cates, West Hillsborough was incorporated into the 
city in the 1960s and 1970s.  
 
Generally, the sense of separateness between Hillsborough and West Hillsborough was less in 
the second half of the 20th century, thanks in part to the commonality of serving in World War 
II and the mingling of school children at Hillsborough High School.  West Hillsborough retained a 
stigma of being “tough” through the 1980s.  The Mill shops attracted crime and generally made 
it unsafe.  The mill shops were renovated over the last fifteen years and have helped to 
legitimately change the area’s reputation.  The mix of properties in West Hillsborough is now in 
transition.28  Many have been bought by newcomers, but several are still occupied by now-
elderly owners who grew up in the area.   
    
 
CALVIN-NASH RAIL SITE ANALYSIS  
 
The location of the Calvin-Nash Rail Site puts it in the unique position of having the opportunity 
to bridge downtown Hillsborough and West Hillsoborugh and perhaps being able to mend some 
of the scars of history.  It is located south of Calvin Street, north of the Norfolk Southern 
railroad tracks, east of Nash Street, and west of the Eno River.  The 5.42 acre parcel is 
approximately 700 feet by 200 feet.  See Appendix III for a copy of the most recent survey.   
 
 
Former Uses of the Rail Site and Immediately Adjacent Properties 
Today the site is mostly undeveloped—used occasionally for spillover parking by the retail uses 
across the street and storage.29  However, it has gone through several generations of 
occupation.  Sandborn Fire Insurance Maps30 reveal a wealth of information about former uses 
on and very near to the rail site.  Since the late 19th century, the following notable uses have 
occupied space in the area:  
 
 Newport Manufacturing Company  
 Bivens Basket Factor  
 Wheeling Lumber Mill 
 Coke Cola Bottling Plant31 (1920s) 
                                                 
27 Eno Cotton Mill closed approximately fifteen years prior.   
28 According to Mr. Leland Little, when he first moved to the area less than one decade ago, homes in the 
mill village sold for $2,000 to $9,000; now they are selling for $90,000.  The houses are appealing to 
northerners, who find price of the houses, compared to northern prices, very affordable, despite their 
dramatic increase.  The value of real estate has risen astronomically, which has been good for both 
buyers and sellers. 
29 On auction days—typically Saturdays—, the parking lot fills up with cars.  It would be unwise to 
jeopardize the viability of the most successful retailer in the area by limiting parking to the point where 
the business would be forced to close or move.  The design of the development proposal will consider 
this.  Storage of what and by whom was unspecified by the source. 
30 The Insurance Maps, which show building footprints, uses, and scale among other information, were 
issued from the late 19th century until the mid 20th century—specifically in 1888, 1901, 1906, 1911, 1915, 
1924, and 1936.  See Appendix III for selected reprints.   
31 The bottling plant was located along the river on the eastern portion of the site and operated during 
the 1920s.  According to Bryant Warren, remnants of bottles can still be found today.    
 Rail Station:  One side of the depot served passengers, while the other side 
accommodated freight and storage. In 1968, the rail company offered the 
town the option of purchasing the rail depot.  They turned it down and the 
rail company demolished it. 
 Unofficial dumping site:  According to a survey of the parcel performed for 
the North Carolina Railroad Company in April 2003, the site was a “non-
conforming disposal site that contains brick, concrete, rubble, wood, roof 
shingles, glass, plastic, and ferrous and non-ferrous metal scrap.”32 
 
Current Surrounding Land Uses  
West Hillsborough already contains a mix of uses.  Within the surrounding neighborhood are 
single family and multifamily properties, mobile home developments, undeveloped wooded 
land, churches, and commercial, retail, and other service related businesses all of which 
appear to co-exist compatibly.  The black sheep of the area is the pyrophyllite mine, run by 
Piedmont Minerals.  Located to the southeast of the Calvin-Nash rail site, the mine generates a 
significant amount of noise and dust, but operated for decades under the protection of the 
state’s legal non-conformity clause.  While planning Director Margaret Hauth believes that the 
degree of nuisance could be reduced considerably by simply adjusting the hours of operation, 
options for remedying this are uncertain.  Historically, the mine’s permit has been renewed by 
the state as a matter of course, but to this point there has been no local government or citizen 
driven movement to challenge it.  Longtime resident Mr. Mark Michol is frustrated by the mine 
because it is “raking the side of the mountain.”  However, he believes that because the 
operation is currently the town’s biggest water user, if the citizens “tried to move it today, it 
wouldn’t happen.”  See Appendix III for a map of current land uses. 
 
Physical Analysis 
Topography and Drainage  
Most of the site is relatively flat, except for a small ravine on the southeastern portion.  
The western three quarters of the site ranges in elevation from 520 to 535 feet.  See 
Appendix III for a map of the physical features of the rail site.   
 
Soil and Subsoil 
There are four types of soil on the site, all of which are amenable to development.   
 
Georgeville silt loam (GeB):  “The potential for most urban uses is high.  Permeability 
affects the performance of septic tank absorption fields, but this limitation generally 
can be overcome by modifying the field of by increasing the size of the absorption 
area.  This soil has high potential for all forms of recreation.” 
 
Georgeville-Urban land complex (GhC): “Urban land consists of areas where the original 
soils has been cut, filled, graded, paved, or otherwise changed to the extent that a 
distinguishable soil is not apparent.  These areas are used for shopping centers, 
factories, municipal buildings, apartment complexes, parking lots, and other such uses.  
The extent of site modification varies greatly.  Many areas have been disturbed little, 
but slope is generally modified to fit the use.”  
 
Tatum silt loam (TaE): This soil has low potential for most urban and recreation uses 
because of slope.  Erosion is a hazard if ground cover is removed.   
 
Tatum silt loam (TaD):  “This soil has medium potential for most urban uses because of 
slope and depth to rock.  The limitations of slope can be reduced or modified by 
                                                 
32 The railroad company allegedly cleaned up the rail parcel within the last 5-6 years.  Mr. Warren 
speculates that is was prompted by environmental regulations. 
special planning, design, or maintenance.  Erosion is a hazard if ground cover is 
removed.  The potential for most recreation uses is medium.  Slope is the main 
limitations.” 
 
Flood Hazard Statement  
Flood insurance maps indicate that the floodplain in this area is fairly narrow—about 
100 feet on either side of the bank of the Eno River.  This encroaches on the eastern 
portion of the parcel slightly.  Orange County is in process of adopting new maps so the 
status may change in the near future.   
 
Local Government Analysis Regarding Development of the Site 
Vision 2010 Plan 
The purpose of the Vision 2010 Plan is to “deal constructively with Hillsborough’s 
future” as it begins to face a degree of growth pressure similar to that which towns 
adjacent to it have been experiencing for the last several decades.   
 
The vision plan includes a future land use map (See Appendix III), which shows a 
general arrangement of land use that reflects the goals and objectives of the plan.  
The Calvin-Nash Rail Site in particular is located in the “Mixed Use-Residential” 
district, which is “predominantly single-family, but also includes multi-family 
developments, home occupations, neighborhood businesses and services.  All 
residential densities are captured with this designation.”  
 
While any development proposal for the Calvin-Nash Rail Site should be consistent with 
the entire plan, there are a few goals to which this project will be intimately related.  
Excerpts are below: 
 
 “Establish a grid street pattern, walkability, and streetscape characteristics 
of downtown as the model to follow” (Section A.7.b) 
  “Discourage the strip shopping center pattern” (Section A.7.b) 
 “Promote pedestrian-friendly neighborhood and community scale retail 
opportunities” (Section A.7.b) 
 “Establish appropriate design standards with respect to materials, style or 
theme, and surrounding neighborhood unique to each site” (Section A.7.b) 
 “Maintain and improve the qualities of existing neighborhoods and ensure 
the diversity of housing opportunities” (Section B) 
 “Encourage heritage tourism in a way that maintains the balance between 
the community and its capacity to serve visitors” (Section C.4) 
 “Support the continued presence of on-street parking in the downtown area” 
(Section E.1.c)  
 
Zoning 
The Site is currently zoned “Industrial” and is located in a historic district.  Ms. Hauth 
indicated that given the “right plan”, the Town Council and Historic District 
Commission would be very amenable to changing the zoning, particularly because 
“Industrial” is not the highest and best use for the site.  She would recommend 
applying for Entrance Way Special Use District Status even though it doesn’t technically 
fit the criteria for the zone categorization.  With this categorization there is great 
flexibility, including the zoning density, of which there is not one.  This flexibility also 
applies to the guidelines of the fifty percent impervious surface guideline; the Board 
has approved as much as seventy to seventy-five percent.  Every project is individually 
negotiated.  According to Mr. Warren of the Planning Board, “if a developer’s plans 
were sensitive to the character of the area, it should not be any trouble getting a 
rezoning.”   
 
The Development Process 
Margaret Hauth said Hillsborough typically operates on the following timetable for 
development.  The town has a quarterly hearing process, in January, April, July, and 
October.  To rezone, as would be necessary with the Calvin-Nash Rail Site, it would be 
best to allow for two cycles or approximately 4 months.  In six months, the 
development application process should be complete.  Waterstone took approximately 
a year, which was long by Hillsborough standards.  The “delay” was partly caused 
because the land was outside the town’s jurisdiction.  In the case of West Hillsborough, 
the approval process would be primarily concerned with design; Ms. Hauth said she 
would expect few to no delays (rezoning could, but should not cause a delay) given her 
current knowledge of the site and a general description of some of the possible 
proposed uses.   
 
In regard to converting to a Special Use District, Ms. Hauth would recommend one 
meeting with the Town Board, the Planning Board, and the Historic District Commission 
(23 people) to present the proposal and then allow them to meet separately to discuss 
all of the issues with which they are separately concerned.  The only required 
approvals are from the Town Board and Historic Districts Commission; however, 
without the Planning Board’s support, a development proposal is very unlikely to be 
passed.  Voting is done by majority.33
 
Utilities and Services 
Please see Table 1: Utilities for a listing of service providers. 
 
Table 1:  Utilities 
Water Town of Hillsborough 
Sewer Town of Hillsborough 
Electric Progress Energy 
Telephone Verizon 
Police Protection Town of Hillsborough 
Fire Protection Town of Hillsborough 
Solid Waste Waste Industries 
 
Easements, Deed Restrictions, and Encroachments 
According to Margaret Hauth, there are no easements, deed restrictions, or 
encroachments on the property.   
 
Previous Attempts at Planning Development on the Property 
In 2001, the Village Project proposed a build-out scenario of West Hillsborough, which included 
the rail site (See Appendix III).  The 125 acre focus area was bound by King Street to the north, 
Eno River to the south (included area designated for Gold Park), Bellevue Mill to the west and 
approximately 1500 feet east of the Eno River.  According to James Carnahan, The Village 
Project chose the site because it was located along the railroad and therefore ideal for transit-
oriented development.  With the buildings vacated by Flynt Mill, they saw potential for 
                                                 
33 It is important to note the contrast between the town’s perception of the ease and expediency of the 
development process versus the perception held by some area residents.  Mr. Mark Michol, a long time 
Hillsboroughite, recounted that when the historic district was created, the town began to categorically 
disallow anything contemporary.  In the 1970s The Oconeechee Streak House tried to locate downtown.  
However, the restrictions were too stringent so they built near the interstate.  According to Mr. Mark 
Michol, “there have been attempts by people to develop, but they keep getting turned down.  Being 
restrictive has kept a lot of people out.” 
redevelopment of the area into a walkable community.  Taking advantage of the preexisting 
mix of uses including businesses in the old Cone Mill, the block of commercial buildings along 
Nash Street, and a sizeable residential area they believed the area could be developed further 
with “sensitivity to both natural and human ecosystems that complement existing homes and 
businesses in the area.”  Their vision for the area was as follows: 
  
“By 2030, West Hillsborough has grown into a vibrant community, well 
integrated with the rest of the town, but with its own identity.  A variety of residents 
have been attracted by affordable apartments and townhouses within walking distance 
of shops, employment, recreation, and transit services.  Families can get by with just 
one car thanks to the walkable urban design and excellent access to transit in this 
community.  Some people forego car ownership all together.   
 
The Orange County Community College occupies the former Flynt Mill, an 
excellent example of adaptive reuse of a historic building.  The college is highly 
successful as an academic institution and as a regenerative influence for areas 
citizens.  Students and employees of OCCC travel from across the County and beyond 
by bus or train, and they patronize businesses close to the college.   
 
The transit station faces onto a public square at the center of West 
Hillsborough.  The range of activities in this safe and pleasant public space ensures 
that it is occupied at all times of day by commuters, shoppers, and local residents.   
  
The surrounding streets are lined with three-and-four-story buildings, all of 
which were built using the latest in green construction methods.  A selection of shops 
and cafes occupies the ground floor of these buildings, with offices and apartments on 
the upper floors. 
 
Hillsborough station has become a transportation hub; frequent commuter 
trains brings passengers to and from the Triangle and Traid cities, express buses link 
Hillsborough to Chapel Hill and Carrboro, and local buses take people are town and to 
surrounding rural areas.  Hillsborough is a stop on the Raleigh-Charlotte rail line, 
recently upgraded to 110 mph.  Although parking is provided many rail passengers find 
it more pleasant and economical to walk, cycle, or take the bus to the station.  
Transferring from buses to trains is easy, as the same tickets are valid on both, and 
bus and train schedules are well coordinated.   
 
The growth of West Hillsborough was planned with careful attention to the 
land’s natural features.  Where possible, development was concentrated on previously 
disturbed areas and has been kept off of steep slopes   Hillsides, floodplains, and 
other natural areas are protected.  A greenway along the Eno River connects West 
Hillsborough to downtown Hillsborough and Occoneechee State Park.  Vegetative 
buffers protect natural drainage areas, including the Eno River and the creek west of 
the community college. 
 
The West Hillsborough of 2030 provides a high quality of life for a diversity of 
people in a compact community with a wide variety of housing choices; convenient 
shops, services, and employment centers; extensive transportation choices; and easy 
access to conservation areas, open space, and recreation opportunities.” 
 
It is important to note that according to James Carnahan, director of The Village Project, the 
scenario was intended more as a demonstration of the possibilities of transit-oriented 
development rather than a highly context sensitive build out-scenario for the area.  Hindsight 
and new information led him to indicate in a February 2005 interview that there are several 
aspects of the design he would do differently today.  The Village Project design has been 
included in this report to serve as a springboard for imaginative ideas to be incorporated with 
new or significantly developed components of West Hillsborough since the proposal was 
originally presented.  
 
DEVELOPMENT OPPORTUNITIES FOR THE CALVIN-NASH RAIL SITE 
 
The Outlook for Development in the Area:  Current Critical 
Components 
West Hillsborough is ripe for development. There are several projects on the horizon and 
locational factors that necessitate a fresh exploration of development possibilities on the 
Calvin-Nash Rail Site: 
 
6) There is limited available land in town.  The value of residential real estate in the 
Hillsborough Historic District has increased by a significant amount over the past 
several years.   According to residential real estate agent Susan Waldrop, multi-
family housing supply in the historic district currently does not meet demand.   
7) Should the project include a residential component, it would be part of the 
Carrboro-Chapel Hill School system, which has an award winning reputation.34 
8) Hillsborough is within a reasonable commuting distance of Chapel Hill, Durham, 
and Research Triangle Park.   
9) The Bellevue Mills residential project will create a market for area retail, 
increase development interest in the area, and reduce perceived risk by 
investment sources. 
10) The eastern part of the site will include a segment of the River Walk.  It will serve 
as an amenity for residential uses and create a literal and perceived connection 
between merchants on Churton Street and retail in West Hillsborough. 
11) Gold Park will serve as an amenity to residential uses and generate traffic for 
retail.   
12) The site is marked as a potential location for a Triangle Transit Authority 
commuter rail stop.  While the likelihood of this occurring in the near future is 
minimal, if it does happen, the additional transit option is a major amenity.  The 
site design could include a building to be presently used for civic purposes, but 
ideal for conversion to a train station should the need arise.   
 
 Bellevue Mills Residential Development  
Bellevue Development, LLC and Hillsborough Owner’s Company have proposed to 
convert three buildings from the former Bellevue Mills complex into eighty-five, high-
end residential units, leaving the bottom portion of the mill as industrial space for 
continued use by Southern Season.35  The project will be the first of its kind in 
Hillsborough.   
 
                                                 
34 It should be noted that the likely target demographic of a residential project in this location would not 
have children.    
35 The town approved an extension of the Southern Season building, which will mimic the fascade of the 
adjacent mill building fronting Nash Street.  The location on which the extension will be constructed 
previously was a dye pit and then had a building on it.  However, the latter burned down, the debris from 
the fire was cleared and the land was left vacant. 
Because the property was added to the National Register of Historic Places in 200336, it 
is eligible for historic tax credits; however, in order to take advantage of them, the 
project must be developed and maintained as rentable (apartments rather than 
condominiums) for at least five years.  With an eye toward condominium conversion at 
the appropriate time, the project is being designed so that it is compatible with both 
housing types.  It will include amenities typical of other new multi-family housing 
developments in the outlying areas of Hillsborough: workout room, laundry facilities, 
locker room, lap pool, game room, clubhouse, meeting rooms, and high speed internet, 
all of which are private.  Additionally, the site designs include a public walking trail 
and bike path through and around the perimeter of the eleven acre property (this may 
join the proposed Riverwalk, but there are no confirmed plans at this time) and 
updates to the parking lot across the street, which the developers own.   
 
The developers anticipate the target demographic to be young professionals (without 
children) and eventually empty nesters should the condominium conversion plan be 
executed.  While they have commissioned a market study, they have yet to determine 
a rent or cost per square foot.   
 
The developers successfully petitioned an amendment to the zoning ordinance, from 
light industrial to a land use type that accommodates housing.  Architects are currently 
in the planning and design phase, but expect to be ready to present their plan to the 
town by early summer.  Members of the community, including public officials, appear 
generally supportive of the project.  However, some locals are concerned about the 
traffic it will generate.  The street network and property lines are very tight; a 
creative design solution for the egress to and from the parking lot is necessary and yet 
to be determined.   
 
River Walk Park 
The idea for a River Walk was nurtured from an urge belonging to a group of 
community to re-establish continuous daily contact with the Eno River; the idea gained 
popularity and was officially incorporated into the Parks and Recreation Master Plan in 
the early 1990s.  A feasibility study was produced to determine the optimal route, 
recommend surfacing options, provide comparative construction cost estimates, and 
present an implementation plan.  The study proposed five the project and broke 
different geographic areas into five segments.  Reprints of the map are included in 
Appendix III.   
 
The Calvin-Nash Rail Site is most directly affected by Segment Three.  The feasibility 
suggested that Segment Three would work well as a north bank trail, integrating with 
town park land to serve as a recreational resource and “trailhead” for walkers in 
Hillsborough.   
 
The progress of the project was slowed considerably by the unexpecteddeath of the 
Wendy Olsen in 2004, one of the main proponents of the River Walk.  In mid-February 
2005, land acquisition status was addressed at the Town Board meeting; David Gourley 
was hired as consultant to act as town’s acquisition agent to acquire property for River 
Walk.  Some landowners are interested in offering a part of their property for 
easements, but so far nothing has been solidified.     
   
                                                 
36 The nomination for the Bellevue Manufacturing Company property was submitted by Belk Architecture, 
the firm designing the residential project, in August 2002 and approved one year later in August 2003.  It 
was approve on the basis of being a property “associated with events that have made a significant 
contribution to the broad pattern of history.”  The area of significant was Industry and the period of 
significance 1909-1953. 
 Gold Park 
The land for Gold Park, which was donated to the town of Hillsborough in 1997, is 
located south of the railroad tracks in West Hillsborough.  The Town hopes the project 
will serve a currently unmet need—recreation and gathering space for Hillsborough’s 
youth.  There are currently no parks downtown.   
 
The primary issue in development of the parcel has been creating a pedestrian 
connection with the area north of the railroad tracks.  According to members of the 
Parks and Recreation Board, the town has just received approval for a covered 
pedestrian walkway located on the west bank of the Eno River; it will run under the rail 
tressle from the southeastern portion of the Calvin-Nash Rail Site to the northeastern 
portion of the Gold’s Park parcel and be a segment of the proposed Riverwalk (See 
Appendix III for a reprint of the architectural renderings).  The rail company required 
that the structure extend out between fifty and one hundred feet on either side of the 
tracks.  According to Bryant Warren, a member of the Parks and Planning Commission, 
the walkway will be “built to last” and is “remarkably designed.”   
 
To date, the town is restricted from budgeting money to build the bridge until they 
receive approval from the rail company; however it does possess a portion of the 
necessary materials for construction, has explored bond options and will pursue other 
grants at the appropriate time.  Currently, city officials are speaking with Norfolk and 
Southern to negotiate easements on either side of the tracks.  While the rail company 
has been amenable to working with city officials, its response time has been very slow.  
Town officials speculate that the project is a very low priority for Norfolk and Southern 
because it has little financial benefit.   However, there has been unofficial speculation 
that the rail company is in financial trouble and may be required to turn some of their 
property over to the state; this has not been verified and nor is it certain, if it is true, 
how it would affect the West Hillsborough site.   
 
Once funds and authority to act are secured, formal planning will begin.  Preliminary 
discussions indicate a desire to leave the majority of the park in its ‘natural state’—
fields and forest.  It may be an ideal place for trails and birdwatching.  There is also 
interest in including a baseball field; While the mills were functioning the land served 
as a recreational facility for mill workers and had at least one—and perhaps several—
several ball fields.  Initial, informal surveys of the terrain indicate that today, unless 
major excavation is done, the parcel is only big enough for one field at youth league 
standards.  Additional suggested uses include a dog park, tennis courts, and basketball 
courts, but the final design will be dictated by county funds and the physical attributes 
of the site (terrain, hydrology, power access, rights of way).   
 
 Nash Street Mill Shops 
Until its major renovation five years ago, the commercial strip along was mostly 
vacant, run down and clouded by a perception of being unsafe and attracting an 
unsavory crowd.  The negative stigma, still present but dissipating, is grounded in 
truth; years ago the commercial strip was comprised of billiards halls and bars, in 
which many fights and fits of belligerence occurred.  Long time resident Mark Michol 
described West Hillsborough as formerly “a rough, tough area.”  As a child he was only 
allowed to go on Sundays and never at night.  
 
David Wagner, owner of the Mill Shops for the last fifteen years, is responsible for the 
facelift and attracting successful tenant Leland Little Auction House, which has 
occupied space in that location since 2000.    
 
Triangle Transit Authority Commuter Rail Stop  
The North Carolina Rail Company, which owns the parcel in question, has entertained 
the idea of working with Triangle Transit Authority to create a commuter train 
between and putting a stop in Hillsborough.  Discourse regarding the station’s siting is 
speculative, but a core group of Hillsboroughites would prefer it to be on the Calvin-
Nash Rail site as a respectful nod to the location of the town’s former station (See 
Appendix III).  Accordingly to Planning Director Margaret Hauth, NC Rail has previously 
expressed favor for this potential location.  However, while she appreciates the 
nostalgic value of placing it there, she believes it is not the best place:  it would not 
provide for maximum catchment of the population, surface parking capacity is limited, 
and it would be extremely challenging to reconfigure the roads to accommodate 
generated traffic without significantly disturbing the neighborhood fabric.  Both Ms. 
Hauth and Assistant Planner Margaret Schucker would prefer to see it located on 
Churton Street where it would have the advantage of being closer to the Courts, where 
many people work.  From a maximum access standpoint, it would also be more logical 
to locate it behind Wal-Mart in Hampton Pointe, closer to residents of current and 
future subdivisions—like Waterstone.    
 
Through the inconsistency of opinions regarding the ideal siting, one point came 
through very clearly during the interviews:  transition the idea of a commuter rail to 
reality is a long, long way into the future and should not be the crux on which to base 
development opportunity.      
 
Other Issues to Consider 
It was encouraging to have everyone interviewed be supportive of making better use of the site 
and general development of West Hillsborough.  But, it is important to recognize that this 
initial support does not necessarily translate into a successful project, financial investment, or 
assistance during advanced planning stages.  There are still other important factors to consider 
that could prove to be limitations.  First and foremost, NC Rail must be willing to sell the site 
or become an active development partner.  And second, as area developer George Horton 
expressed, making the numbers work given the relatively minimal current investment in the 
area (and therefore associated risk) could prove challenging.   
  
Availability of the Rail Site 
According to NC Rail representative Justin Madigan, the company is a “real estate 
investment trust,” meaning that they hold property.  With this structure, there is 
limited appeal to sell off its land; it if it does, it must immediately buy new property 
as a ‘replacement’ or pay taxes on the sold property at a rate of sixty percent.  
Currently, the NC Rail is exempt from paying taxes on the site.  However, Mr. Madigan 
indicated that while NC Rail is not looking to sell the property37, it is open to 
interesting opportunities… “if the offer’s right…” 
 
   Finding Investors 
It’s simple.  To make the project work, initial investment is necessary.  At this point, 
no keen investors have been identified.  This is not to say that they are not out there, 
but rather that the importance of identifying them can not be underplayed.   
 
 
 
                                                 
37 Allegedly, the rail company is experiencing financial difficultly and is in debt to state.  Speculatively, 
this could force it to sell some of the property on to which it is holding, perhaps the West Hillsborough 
rail site.  This rumor was not confirmed with NC Rail. 
 
Suggested Uses 
General Development Suggestions 
Several people offered insight on how to make a project work in Hillsborough and some 
particular to the rail site.  Among the suggestions were the following:   
 
Development in Town 
  “The key to retail success is critical mass, which Hillsborough does not have 
right now.  Tourism doesn’t seem to be as strong as it once was, particularly 
with the closures of the Colonial Inn and the Hillsborough House Inn; the 
former included a restaurant which drew huge crowds on weekends and 
particularly on Sunday.  There are currently no in town overnight 
accommodations.”—Dianne Reid   
 “Hillsborough will have to take a regional view.”—David Wagner 
 “People are paying too much for commercial buildings in downtown 
Hillsborough and because of it are forced to charge a higher rent per square 
foot than the market is willing to pay.  This pattern has serious ramifications 
that ultimately hurt the town.  It is a serious problem.”—George Horton 
 “You can’t make historic district bigger so it’s pretty protected.  It never 
seems to go in a down direction for very long and his generally been a good 
investment.”—Susan Waldrop 
 
Development of the Rail Site 
 “The key to making downtown Hillsborough a vibrant community is attracting 
residents.  Any new development, particularly the rail site, must include a 
residential component, not just commercial.” —Dianne Reid   
 “The Calvin-Nash Rail Site has tremendous potential, but its success falls 
heavily upon the development of Bellevue Mill.”—Dianne Reid 
 “To be successful, it would have to be marketed properly as a destination. 
Retail reliant on automobile traffic will not last.” —Leland Little 
 “The town is centrally located and has a deeply rooted civil war history.  Lee 
surrendered to Sherman not far from downtown.  Use history to draw people 
in.  —David Wagner     
 “Because of the operating railroad tracks adjacent to the site, be cautious of 
putting in a use that requires peace.” —Mark Michol 
 “It would be best to put in uses that draw foot traffic.” —Mark Michol   
 “If I had the financial means to invest in the target area and renovate the 
existing structures, I would.  I would convert them into cool condos, with high 
ceiling and similar such amenities.  However, while I would be ninety percent 
enthusiastic, ten percent of me would have reservations based on the history 
of the area.”—Susan Waldrop 
 
Public Gathering Space 
 “Hillsborough is in need of a public gathering place “a la Weaver Street for 
informal, non-scary interaction that could bring together the east and the 
west.”—Holly Reid 
 “The community is currently lacking and needs space to exchange information 
and to assist in developing a sense of place.  A community center could be a 
great magnet of attraction of the two sides in the town of Hillsborough”—John 
Delconte 
 
Public funding for community space—particularly a building—is elusive.  Ms. Dianne 
Reid of the Orange County Economic Development Department suggested that as part 
of permitting the town could demand such space from the developer, a request 
“Hillsborough is just learning than can make.”  However, both Emil Malizia, professor 
of real estate development at the University of North Carolina Department of City and 
Regional Planning and George Horton, a local developer, believe that, without a 
subsidy or grant, space of that kind will make the project financially infeasible.  Dr. 
Malizia suggested that it may be easier to make the numbers work of the public space 
is outdoors, like a plaza, rather than indoor, where the necessary capital is much 
greater.    
 
Rail Stop 
 “I hope and predict that some day it (the Calvin-Nash Rail Site) will be a rail 
stop, making the area accessible and “a natural place for development.” —
Holly Reid 
 “The train could pose a problem for a noise sensitive use like a movie theater. 
Also, the safety issues surrounding the train tracks could pose a big issue.”—
Mark Michol 
 
Niche Retail 
 “West Hillsborough is close enough to downtown retail that the two would be 
mutually beneficial.” —Holly Reid 
 “I would love to see a coffee shop or a little restaurant.” —Bryant Warren 
 “Avoid uses that rely are car traffic.”—Leland Little 
 
Arts Space 
 “I suggest exploring the opportunity to specialize the stores to fill an arts 
niche.  It (the site) has lots of potential for galleries, studio space, high end 
antique specialty shops, and accessory foods.”—Dianne Reid 
 “There is a strong arts community in Hillsborough.  The Arts Council currently 
hosts one event per month and due to both high attendance and limited 
community gathering places, space is usually an issue.  In Siler City in Chatham 
County, Leon Tongret has started and arts incubator called the “Chatham 
County/North Carolina Arts Incubator.”  In partnership with Chatham County 
Community College and the Chatham Arts Council, Mr. Tongret has 
spearheaded the renovation of approximately seven buildings to be used as a 
community center, and studio space for several types of artists.  He 
successfully partnered with the County to complete this project.  I would like 
to see something like this in Hillsborough.”—John Delconte 
 “It would be cool to supply artists space, but it would probably would be 
financially infeasible.  Artists don’t require “fancy space,” but nevertheless it 
is space that’s hard to share.  A music studio would be more feasible and easily 
shared than a place for the visual arts.”—Susan Waldrop 
 
Housing 
 “The downtown offers a fine mixture of housing styles, types, and sizes.  While 
there is a range of housing prices the historic district is definitely more 
expensive than the surrounding town.  Residential development in that area 
could do very well.”—Dianne Reid   
 From Collins Street in West Hillsborough to Nash Street, the supply of homes in 
the historic district is limited.  Hillsborough is a desirable address and new 
development shouldn’t have any trouble soaking up demand—particularly for 
residential located among a mix of uses.  Residential lots out of town sell for 
$10,000 to $15,000 per acre; in town they sell for $50,000 for half an acre.”—
Margaret Hauth  
 “If you do residential I would recommend neat flats.  Most people come from 
out of the area and are looking to find something unique.”—Leland Little 
 “There are too many apartments (on the outskirts of town). There a currently 
several hundred.  However in the historic district there are none and the 
market for such units in that area is very strong.”—Susan Waldrop  
 
Entertainment for All Ages 
 “I would like to see a place for kids because currently they are lacking a place 
to hang out.  Hillsborough is missing a putt-putt.”—Mark Michol   
 “In my vision for downtown, a Chelsea-sized movie theatre would be built in 
West Hillsborough.”—John Delconte  
 
Dog Park 
 “I like the dog park idea.  Several people have expressed interest in one, but I 
haven’t mentioned it to the town yet.”--Bryant Warren 
 “A dog park would be a nice, widely used amenity.”—Mark Michol 
 
Extension of Gold Park 
 “We have no park space in town.  I believe an extension of the proposed Gold 
Park is the best use of the site.”—Mark Michol  
 
Amenities for the Elderly 
 “Hillsborough could use a cafeteria for elderly people.”—Mark Michol 
 
 
THE DEVELOPMENT PLAN 
 
The Proposal 
Predicated by social context, a balanced consideration of community interests and external 
market forces indicates that the best use of the site is a mixed use project consisting of one 
and two bedroom condominiums, a small space for convenience retail, vegetated open space, 
and a community gathering place.  Parking would be provided with a combination of on-street, 
attached garages and surface lot spaces.    
 
Considering the target market and historical character of the area, the architectural style of 
the development should be distinct, yet thoughtfully consider the residential and commercial 
buildings, and future park to the south of the site.   
 
 Condominiums   
During the research, it became apparent very quickly that demand for housing  
in downtown Hillsborough currently exceeds supply.  Homebuyers of all types are 
willing to pay a premium for a quaint, village setting in a region laden with 
monotonous, characterless new development.  Interviews with local realtors and 
developers revealed a need for attractive multi-family housing within the historic 
district.  While the Bellevue Mill market study indicated both apartments and 
condominiums were viable options, the decision was made to pursue the latter upon 
learning that Mill will be renovated into apartment units.  The project’s developers are 
anticipating condominium conversation five years after its release on the market—once 
historic tax credit restrictions are lifted.  Therefore timing of development of the rail 
site is key:  it would be prudent to pursue financing after Bellevue gets approval for its 
project from the town to reduce perceived risk by the bank and investors, but 
complete development prior to Bellevue’s condominium conversion in order to get a 
jump on the market.   
 
Although the market demand for live-work units was not explicitly explored, signs from 
researching other uses indicate it may be there.  It appears there are many self-
employed people (particularly writers, musicians, etc) living in Hillsborough, who may 
be interested in having a partially separated, in-home office in which to do work.  
People expressed a need for artists’ space; since some buildings may be two or three 
stories tall, the first floor could be rented out or used by the owner for such purposes.  
A community space, discussed below, could be a complimentary forum in which to 
display artists’ work or, when necessarily, be used communally for business meetings.  
Live-work units would attract additional people to the area, providing a boost for area 
retail. 
 
The one significant drawback to putting residential development on the site is the 
pyrophyllite mine, which creates dust and noise.  These are unfortunate externalities, 
particularly for people who live in the area.  However, there is one very important 
thing to recognize:  the mine’s presence has not deterred others from living in the area 
for many decades; while a disamenity, it does not need to be prohibitive.  
 
Convenience Retail 
The site is unsuitable for a significant amount of retail.  Churton Street, downtown 
Hillsborough’s main commercial center, is already struggling to compete with new 
retail development on the outskirts of town.  The site does not get the necessary 
amount of traffic for uses that require such exposure to be sustainable.  While niche 
retail was proposed, interviews with developers and real estate theorists indicate such 
development is extremely challenging to cultivate and the site—and West Hillsborough 
in general—is not large enough to independently propel people patronize the area.  
Suggestions were made to work off Leland Little’s very successful auction business or 
use Hillsborough’s very rich history as a draw, but neither of these, on their own or 
together, would be strong enough to compel a bank to loan money for such a retail 
venture.   
 
However, a small convenience store with basic pantry staples and prepared food-to-go 
may work.  This would rely heavily on the renovation the completion of the Bellevue 
Mill project; the residents of the rail site condominiums would not be able to support 
retail on their own.  Additionally, it could draw customers from the Mill Shops, which 
may be leased by more heavily patronized businesses when Bellevue Mill is converted.   
 
As developer George Horton emphasizes, it is critical to attract just the right type of 
retail for it to be viable.  It would be important to draw a retail tenant that could 
provide the products mentioned above and appeal to residents of both new 
developments as well as the existing West Hillsborough base, but not compete with 
Weaver Street if it is built.  The latter should be achievable since Weaver Street caters 
to a fairly specific market.    
 
Vegetated Open Space 
While most of the parcel is flat, the eastern edge of the site has a significant drop 
before it meets the Eno River.  For several reasons, it would be better to work with the 
topography rather than try to significantly alter to expand room for development.  
First, it would be very expensive to infill.  Two, the most of the land at the lower 
elevation is in the floodplain, which is unsuitable for development of any kind.  Three, 
it would create a very awkward interface with the proposed River Walk and pedestrian 
bridge.   
 
Instead, this area should be left vegetated.  With minimal expense it could be turned 
into a public amenity for both condominium residents and citizens at large.  Steps 
could be terraced into the hillside and benches and picnic tables could be put in the 
basin.   
 
Community Gathering Space 
This will be the most challenging part of the proposal to make work.  Providing ‘free’ 
space is expensive and would not be appealing to most developers.   
 
From interviews with residents across Hillsborough, it is clear there is a need for space 
to hold non-government related community events.  Currently there is none.  Such a 
building could symbolically bridge the cultural and social gap between West 
Hillsborough and Hillsborough.   
 
It appears highly unlikly that a train stop would be located on this site in West 
Hillsborough.  However, it would be very appealing to pay respect to the history of the 
area by designing a community building that emotes, but does not mimic, the 
architecture of the old station.  Should, somehow, Triangle Transit Authority be 
interested in converting this community building to an actual train stop and station at a 
later point in time, it could pursue Intermodal Surface Transportation Efficiency Act 
(ISTEA) funds.38
 
To this point, interviews with knowledgable informants have not identified any sources 
of funding to build a free-standing or attached enclosed structure.  An alternative to 
abandoning the notion of a public forum may be to provide covered, ‘open air space.’  
Research reveals that Hillsborough had such a space in its past.  In William Churton’s 
original plan for Hillsborough, there was a public market house, which was an 
“ornament to the town and afforded many conveniences to the merchants and citizens 
of the town and county as it was shelter for them in sunshine and inclement weather 
when they were called thither in attendance to Courts, Elections, etc.  It had railings 
and seats, and was a resort for all citizens in their leisure hours for rest and social 
converse.”39 (See Appendix III for picture of Market House) 
 
Parking 
It is suggested that all three types of parking be used.  Hillsborough realtor Susan 
Waldrop indicated that nearly all of her clients looking to purchase a condominium 
require a garage.  They prefer it to be attached for safety reasons.  Ms. Waldrop said 
that garages are nearly a standard amenity in new suburban apartments and providing 
them would be necessary to stay competitive.  While the target market for this 
development is different than that interested in suburban, garden style apartments, 
the point remains necessary to consider.   
 
Because the size of the parcel, it is unlikely that garages could be provided for all of 
the units—particularly if the building is built to two or three stories.  For owners of 
garage-less condominiums as well as patrons of the convenience store and guests of all 
residents, surface parking would be necessary.   
 
On-street parking should be included for several reasons.  Development of this site will 
severely limit the amount of current parking in the area.  On auction days, Leland 
                                                 
38 The federal Intermodal Surface Transportation Efficiency Act of 1991 introduced the Transportation 
Enhancement Program. The establishment of this program offered broad opportunities and federal dollars 
to undertake unique and creative actions to integrate transportation into communities. ISTEA gave all 
levels of government and the private sector the opportunity to work together to plan and develop 
intermodal transportation systems tailored to their specific needs.  Transportation enhancement activities 
can be a stand-alone project or can be implemented as part of an on-going larger transportation project; 
they are activities or improvements, which increase the value or worth of a project or make it more 
aesthetically pleasing; and they should provide a "quality-of-life" benefit. A project is "enhanced" by doing 
something that is not a common practice. More information can be obtained at the following website:  
http://www.virginiadot.org/projects/pr-enhance.asp
 
39 Ryan, E.S. Orange County Trio. p 6. 
Little’s patrons fill up a significant portion of the lot.  While it will not be possible to 
provide enough on-street parking to completely make up for this loss, it would be wise 
to do all that is possible to keep the auction in business and located in the area.  Its 
closure or departure would hurt West Hillsborough’s character and draw from both 
commercial and residential perspectives.   To promote walkability, connectivity, and 
compliance with town requirements, sidewalks should be provided between the on-
street parking and the buildings. 
 
Market Study 
The market study is a compilation of information gathered from interviews with real estate 
agents and market analysts and the Bellevue Mill Market Study, which was conducted by 
Keystone Consulting Group; a copy of the condominium analysis is in Appendix III. 
 
The General Outlook 
Orange County is generally a good place to build and has been for the past two decades 
because of a “steady and sustained growth in population, employment, and residential 
housing construction.”  The Triangle area grew faster in the 1990s than any other 
metropolitan statistical area in the country.  Housing markets in Hillsborough and 
Orange County have responded favorably to these trends, aided favorable lending 
policies and a continued period of low interest rates.  While an adequate supply of 
developable land at reasonable prices throughout the County has attracted growth, 
housing starts in downtown Hillsborough and West Hillsborough have been restricted 
due to the lack of available land.  Despite this, an increase in retail and cultural venues 
in Chapel Hill and Hillsborough has generated demand for residential units.   
 
Research by Keystone Consulting Group indicates the following projections about 
household growth in West Hillsborough and Orange County at large.   
 
Table 2:  Projected Household Increase  
Subject Neighborhood and Orange County  
 West Hillsborough  Orange County 
Projected Increase in Population 46 2,880 
Persons Per Household 2.18 2.36 
Indicted Increase in Households 21 1,220 
Plus:  Allowance for Vacancy @ 5%  1 61 
Indicated Total Housing Requirement 22 1,281 
Five-Year Annual Average 4 256 
Source:  Claritas Inc. and Keystone Consulting Group, Inc. 
 
Keystone went on to calculate the demand for new home ownership based on the 
figures in Table 2:  Projected Household Increase Subject Neighborhood and Orange 
County and rental/ownership rates.  Based strictly on computations it estimated the 
annual demand for condominium units for the subject neighborhood to be just one 
unit.  However, it said it believed that figure was an underestimate of actual demand 
based on condominium sales in Orange County in the past three years, which indicate a 
trending increase in the number of new condominium developments. 
  
 Target Market Demographic for Condominiums 
The profile of the typical buyer of a single family home in the Triangle area is likely to 
be married and part of a two income family (2002 Average Household Income in 
Triangle equaled  $ 53,175, the highest of the metropolitan areas in North Carolina; 
Average Household Effective Buying Income increased 6.3 percent between 2000 and 
2002, and 28.17 percent between 1990 and 2000).  However, this is not the ideal group 
to target for this project.   
 
Instead, after speaking to Hillsboroughites from all backgrounds—town officials, long-
time residents from both the west side and downtown, more recent transplants, 
realtors in the area, etc—it is clear the most apt profiles to be interested in a multi-
family residential property within downtown Hillsborough are those to which something 
outside the norm appeals.  Such a project as described above could most certainly 
work for:  
 Late twenties, early thirties, single (or coupled with no kids) professionals 
working in a nearby city, but willing to commute in order to live in a more 
pastoral setting (not Raleigh or Durham) with character (not the suburbs of 
RTP), affordably priced housing options (not Chapel Hill) and an adherence to 
cultural offerings.     
 Middle-aged recent divorcees from Hillsborough or nearby towns interested in 
owning property, but not dealing with the maintenance required by a 
detached, single family house.   
 Active empty nesters either returning or brand new to the area who are 
stimulated by what a university has to offer and prefer the in-the-village-but-
close-to-both-rural-and-urban setting but are not burdened by a sense of 
urgency. 
 
According to local realtor Susan Waldrop, there is a shortage of nice, new 
condominiums, particularly in town.  People belonging to the groups mentioned above 
want attractive amenities like hardwood floors and fireplaces, but not the maintenance 
associated with a yard and a house.   
 
Comparable Projects 
At this point in time, there are no analogous projects built within downtown 
Hillsborough.  Bellevue Mills, currently in the design stage, is the only other similarly 
situated, multi-family residential project in the pipeline and will be most likely offered 
as apartments for the first several years due to stipulations with historic property 
rehabilitation tax credits.  Because the Calvin-Nash Rail Site project’s location is one of 
the critical factors contributing to its projected success, the amount of useful 
information garnered from comparing it to projects outside downtown is limited.  
Nevertheless, a comparison was made to understand which amenities are standard in 
the area, the average size, and average pricing.   
 
In general, comparable new-development properties in Chapel Hill have experienced 
encouraging activity and sell-out periods.  Access to the primary traffic arteries and 
dining and entertainment venues are considered to be the primary factors in generating 
these growth levels.  Hillsborough offers the preceding with Interstate 40, Interstate 
85, and U.S. Highway 70, and the latter with restaurants like Tupelo’s and the Blue 
Bayou, and events like Last Fridays.   
 
Figures from Claritas indicate that, within a five-mile radius of West Hillsborough, 
roughly fifty percent of households earn an income ($25,000-$74,999) that permits an 
affordability price range between $121,614 and $364,852.  These figures align with 
identified target markets.   
 
The Conclusion 
The primary intent of this report was to determine the best use of the Calvin–Nash Rail site 
based on a community and site analysis.  The next appropriate step is to figure out the 
financials under the premise that if the expected market value of the project appears to be 
greater than the cost, then the project is worth pursuing.  After determining various rates of 
return required by equity investors40 and the development project’s ability to maintain 
solvency from the onset of stabilized operations through the end of the expected holding 
period, the concept then can be fine-tuned to maximize returns to project owners.   
 
                                                 
40 This should consider many of the factors explored in this report— such as the experience of the 
development team, the type of project being considered, the current and forecasted market conditions of 
supply and demand that drive ultimate revenues, the local jurisdiction from which approvals must be 
received, the attributes of the potential site, and other factors associated with the proposed endeavor. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
APPENDIX I:   
Demographic Data 
 
Table 1A:  Population 
 1-Mile Radius 3-Mile Radius 5-Mile Radius Orange County 
  2009 Projection 2,450 11,739 18,057 123,579 
  2004 Estimate 2,775 11,767 18,011 120,699 
  2000 Census 3,069 11,901 18,061 118,227 
  1990 Census 3,008 10,602 15,540 93,482 
Source:  Claritas, information gathered May 24,2004 by Keystone Consulting Group 
 
  
Table 2A:  Households 
1-Mile Radius 3-Mile Radius 5-Mile Radius  
Number Number Number 
2009 Projection 1,008 4,716 7,221 
2004 Estimate 1,122 4,669 7,114 
2000 Census 1,218 4,657 7,045 
1990 Census 1,157 4,014 5,886 
 Average Average Average 
Est. Houshold Size 2.42 2.45 2.48 
Est. Household Income $59,240 $64,064 $65,513 
 Percent Percent Percent 
Growth 2004-2009 -10.2  1.0 1.5 
Growth 2000-2004 -7.9 .3 1.0 
Growth 1990-2000 5.3 16.0 19.7 
Source:  Claritas, information gathered May 24,2004 by Keystone Consulting Group 
 
 
Table 3A:  2004 Est. Population by Single Race Classification 
1-Mile Radius 3-Mile Radius 5-Mile Radius  
Population (Percent) Population (Percent) Population (Percent) 
White, alone 1,769  (63.8) 8,604 (73.1) 13,481 (74.6) 
Black or African 
American, alone 
856  (30.9) 2,538 (21.6) 3,655 (20.3) 
American Indian 
and Alaska Native, 
alone 
13  (0.5) 61 (0.5) 101 (0.6) 
Asian, alone 8  (0.3) 78 (0.7) 132 (0.7) 
Native Hawaiian or 
Other Pacific 
Islander, alone 
0  (0.0) 0 (0.0) 0 (0.0) 
Some Other Race, 
alone 
64  (2.3) 210 (1.8) 297 (1.7) 
Two or More Races 65  (2.3) 276 (2.6) 396 (2.2) 
Source:  Claritas, information gathered May 24,2004 by Keystone Consulting Group 
 
Table 4A:  2004 Est. Population by Gender 
1-Mile Radius 3-Mile Radius 5-Mile Radius  
Population (Percent) Population (Percent) Population (Percent) 
Male 1,318 (47.5) 5,664 (48.1) 8,765 (48.7) 
Female 1,457 (52.5) 6,104 (51.9) 9,246 (51.3) 
Male/Female Ratio 0.90  0.93  0.95  
Source:  Claritas, information gathered May 24,2004 by Keystone Consulting Group 
 
 
Table 5A:  2004 Est. Population by Age 
1-Mile Radius 3-Mile Radius 5-Mile Radius  
Population (Percent) Population (Percent) Population (Percent) 
TOTAL 2,775 (100.0) 11,767 (100.0) 18,011 (100.0) 
Age 16 and over 2,173 (78.3) 9,200 (78.2) 14,082 (78.2) 
Age 18 and over 2,107 (75.9) 8,939 (76.0) 13,680 (76.0) 
Age 21and over 2,021 (72.8) 8,605 (73.1) 13,176 (73.2) 
Age 65 and over 396 (14.3) 1,358 (11.5) 1,969 (10.9) 
Est. Median Age 38.6 N/A 37.4 N/A 37.8 N/A 
Est. Average Age 38.8 N/A 37.5 N/A 37.5 N/A 
Source:  Claritas, information gathered May 24,2004 by Keystone Consulting Group 
 
 
Table 6A:  2004 Est. Population Age 15+ by Marital Status 
1-Mile Radius 3-Mile Radius 5-Mile Radius  
Population (Percent) Population (Percent) Population (Percent) 
TOTAL 2,194 (100.0) 9,d321 (100.0) 14,284 (100.0) 
Total, Never 
Married 
580 (26.4) 2,056 (22.1) 3,147 (22.0) 
Married, Spouse 
present 
963 (43.9) 4,763 (51.1) 7,515 (52.6) 
Married, Spouse 
absent 
174 (7.9) 666 (7.2) 913 (6.4) 
Widowed 239 (10.9) 755 (8.1) 1,021 (7.2) 
Divorced 237 (10.8) 1,079 (11.6) 1,687 (11.8) 
Males, Never 
married 
328 (15.0) 1,110 (11.9) 1,712 (12.0) 
  Previously Married 177 (8.1) 747 (8.0) 1,157 (8.1) 
Females, Never 
married 
252 (11.5) 947 (10.2) 1,436 (10.1) 
  Previously Married 432 (19.7) 1,502 (16.1) 2,112 (14.8) 
Source:  Claritas, information gathered May 24, 2004 by Keystone Consulting Group 
 
 
Table 7A:  2004 Est. Pop. Age 25+ by Educational Attainment 
1-Mile Radius 3-Mile Radius 5-Mile Radius  
Population (Percent) Population (Percent) Population (Percent) 
TOTAL 1,981 (100.0) 8,149 (100.0) 12,498 (100.0) 
Less than 9th grade 286 (14.9) 664 (8.1) 917 (7.3) 
Some High School, 
no diploma 
401 (20.9) 1,253 (15.4) 1,896 (15.2) 
High School 
Graduate (or GED) 
422 (22.0) 2,012 (24.7) 3,219 (25.8) 
Some College, no 
degree 
348 (18.1) 1,475 (18.1) 2,229 (17.9) 
Associate Degree 79 (4.1) 566 (7.0) 868 (7.0) 
Bachelor’s Degree 170 (8.9) 1,069 (13.1) 1,713 (13.7) 
Master’s Degree 120 (6.3) 721 (8.9) 1,069 (8.6) 
Professional School 
Degree 
20 (1.0) 187 (2.3) 290 (2.3) 
Doctorate Degree 73 (3.8) 200 (2.5) 297 (2.4) 
Source:  Claritas, information gathered May 24,2004 by Keystone Consulting Group 
 
 
Table 8A:  Est. Workers Age 16+, Transportation to Work 
1-Mile Radius 3-Mile Radius 5-Mile Radius  
Population (Percent) Population (Percent) Population (Percent) 
TOTAL 1,298 (100.0) 5,877 (100.0) 9,114 (100.0) 
Drove Alone 1,030 (79.4) 4,635 (78.8) 7,162 (78.6) 
Car Pooled 172 (13.3) 884 (15.0) 1,387 (15.2) 
Public 
Transportation 
9 (0.7) 41 (0.7) 50 (0.6) 
Walked 29 (2.2) 63 (1.1) 111 (1.2) 
Motorcycle 0 (0.0) 16 (0.3) 17 (0.2) 
Bicycle 0 (0.0) 0 (0.0) 4 (0.0) 
Other Means 12 (0.9) 34 (0.6) 56 (0.6) 
Worked at Home 46 (3.5) 204 (3.5) 327 (3.6) 
Source:  Claritas, information gathered May 24,2004 by Keystone Consulting Group 
 
 
 
 
 
 
 
 
 
Table 9A:  Est. Workers Age 16+, Travel Time to Work 
1-Mile Radius 3-Mile Radius 5-Mile Radius  
Population (Percent) Population (Percent) Population (Percent) 
TOTAL 1,253 (100.0) 5,674 (100.0) 8,787 (100.0) 
Less than 15 
minutes 
394 (31.4) 1,371 (24.2) 2,016 (22.9) 
15-29 Minutes 547 (43.7) 2,438 (43.0) 3,836 (43.7) 
30-44 Minutes 167 (13.3) 1,161 (20.5) 1,873 (21.3) 
45-59 Minutes 66 (5.3) 412 (7.3) 664 (7.6) 
60 or more Minutes 79 (6.3) 291 (5.1) 397 (4.5) 
Average Travel 
Time to work, in 
minutes 
24.8 N/A 26.7 N/A 26.8 N/A 
Source:  Claritas, information gathered May 24,2004 by Keystone Consulting Group 
 
 
Table 10A:  Est. Housing Units by Year Structure Built 
1-Mile Radius 3-Mile Radius 5-Mile Radius  
Population (Percent) Population (Percent) Population (Percent) 
TOTAL 1,232 (100.0) 5,044 (100.0) 7,682 (100.0) 
Housing Unit Built 
1999 to present 
27 (2.2) 440 (8.7) 687 (8.9) 
Housing Unit Built 
1995 to 1998 
51 (4.1) 370 (7.3) 703 (9.2) 
Housing Unit Built 
1990 to 1994 
80 (6.5) 422 (8.4) 793 (10.3) 
Housing Unit Built 
1980 to 1989 
174 (14.1) 1,094 (21.7) 1,663 (21.7) 
Housing Unit Built 
1970 to 1979 
139 (11.3) 963 (19.1) 1,452 (18.9) 
Housing Unit Built 
1960 to 1969 
146 (11.9) 564 (11.2) 820 (10.7) 
Housing Unit Built 
1950 to 1959 
208 (16.9) 429 (8.5) 559 (7.3) 
Housing Unit Built 
1940 to 1949 
98 (8.0) 243 (4.8) 346 (4.5) 
Housing Unit Built 
1939 or earlier 
310 (25.2) 519 (10.3) 659 (8.6) 
2004 Est. Median 
Year Structure 
Built 
1960 N/A 1978 N/A 1980 N/A 
Source:  Claritas, information gathered May 24,2004 by Keystone Consulting Group 
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Land use diagram 
 
Sanborn Fire Insurance Maps, 1924 
(1 of 2 pages) 
 
 
 
 Hillsborough’s Vision 2010 future land use map  
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The Village Project Schematic  
(page 1 of 2) 
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River Walk covered pedestrian walkway plan  
(1 of 1 page) 
Picture of former Calvin-Nash Rail Site train station 
Picture of Market House 
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Condominium Market Analysis 
excerpt from Keystone Consulting Group Market and Feasibility 
Study of Bellevue Mill (1 of 17 pages)
Condominium Market Analysis 
excerpt from Keystone Consulting Group Market and Feasibility 
Study of Bellevue Mill















 
 
 
 
 
 
APPENDIX IV: 
Methodology 
 
METHODOLOGY 
 
I was introduced to the site by Dr. Thomas Campanella in the Fall of 2004 during an urban 
design class which he was teaching and in which I was a student.  For our final project, we 
were charged with designing a site plan for the Calvin-Nash rail parcel, sticking to very specific 
parameters regarding uses and their total square footage.  To begin, we were provided with 
topographic data and a brief introduction to Hillsborough and the Calvin-Nash site by 
Hillsborough Planning Director Margaret Hauth and Alliance for Historic Hillsborough Director 
Cathleen Turner.  Afterward, as a class, we explored the site on foot and received a tour of the 
Bellevue Mill.  During the following few weeks, we were given secondary background data to 
perform a site analysis and design a scheme for both the rail site and Gold Park.  It was with 
introduction as my basis that I formulated the design of my master’s project. 
 
Incorporating several components of planning in which I was interested and had studied—land 
use and sustainable development, site planning, and historic preservation, for example—I 
proposed the following: 
 
“The purpose of the project is to determine if the vacant, former train 
station site, located in west Hillsborough, North Carolina and adjacent 
to the Bellvue Mills, is a suitable location for the development of a 
secondary town center and if so, what kind of uses it could successfully 
support.  “ 
   
Over the next several months I used interviews as my primary source of data.  I did not pose a 
formal series of questions to each of my interviewees.  Instead, I used a partially naturalistic 
method of inquiry in which literal and less concrete (the words and actions) responses formed 
the data that I then analyzed and the subsequent questions I asked.  The interview process was 
a snowball pattern—I often received names of recommended informants during interviews; 
during my second round of interviews I received names of people for a third round, and so 
forth.  In addition to names, I was given many helpful resources during interviews—like maps, 
studies, and reports, many of which I reference directly in the text. 
   
 
  
 
 
 
 
 
APPENDIX V: 
List of Sources 
 
1. Interview 
2. Reports, Studies and Books 
INTERVIEWS 
 
BEVERLY BLYTHE 
Farmers’ Market Representative, Representative on Senior Board for 
Central Orange, retired employee of Orange County Government 
 
THOMAS J. CAMPANELLA 
Professor of City and Regional Planning at the University of North 
Carolina and new resident of Hillsborough 
 
JOHN DELCONTE 
President of Hillsborough Arts Council, Member of County Development 
Department’s Quality of Place Taskforce, and local resident for about 
one decade 
 
MARGARET HAUTH  
Director of the Hillsborough Department of Planning 
 
GEORGE HORTON 
Owner of Horton Enterprises Development Company, resident of 
Hillsborough 
 
LELAND LITTLE 
Owner and Leland Little Auction House and seven year resident  
 
JUSTIN MADIGAN 
North Carolina Rail Company Representative 
 
EMIL MALIZIA 
Professor of City and Regional Planning at the University of North 
Carolina 
 
MARK MICHOL 
Longtime resident of West Hillsborough   
 
ANNE K. MORRISON 
North Carolina Division of Community Assistance  
 
DIANNE REID 
Director of the Orange County Economic Development Office 
 
HOLLY REID 
Vice President of Eno River Association, President of Walkable 
Hillsborough, local resident for several decades  
 
MARGARET SCHUCKER 
 Assistant Director of Planning, Hillsborough 
 
CATHLEEN TURNER 
Director of the Historic Hillsborough Alliance 
 
DAVID WAGNER 
 Owner of Nash Street Mill Shops, longtime Hillsborough resident 
 
CAROL WALBORN 
 Chapel Hill resident 
 
SUSAN WALDROP 
 Residential real estate agent  
 
BRYANT WARREN 
Member of the Planning Board and Parks and Recreation Board, 
Longtime resident of West Hillsborough and member of a multi-
generational local family 
 
MARGARET WOOD CANNELL 
 Director of the Hillsborough Chamber of Commerce 
 
JASON GABLE 
Project Manager on Bellevue Mill redevelopment project, Belk 
Architecture  
 
 
Unsuccessfully attempted to contact: 
Bill Webster from Chapel Hill Parks and Recreation Department 
Town Councilman Erik Haullman 
Mayor Joe Phelps 
Lilyn Hester 
 
 
REPORTS, STUDIES, AND BOOKS 
 
Ciochetti, B. A. and E. Malizia.  The Application of Financial Analysis and Market Research to 
the Real Estate Development Process.  University of North Carolina. 
 
Gerz, E., Jamison, N., Maurer, M., and T. Trinh.  (2002, May 7)  Fairview, Hillsborough, Orange 
County:  An Action-Oriented Community Diagnosis:  Finding and Next Steps of Action.  
Department of Health Behavior and Health Education.  School of Public Health, University of 
North Carolina.   
 
Roth, J. Chapman, J. and E. Hector.  (2004, May 31).  Market Analysis and Feasibility Study of 
An Existing Mill Building Proposed for Conversion to Mixed Industrial and Residential Use.  
Keystone Consulting Group.   
 
Lynch, K. 1984.  Site Planning.  Cambridge Mass:  The MIT Press. 
 
Orange County North Carolina Soils Survey.   
 
Ryan, E.S. 2004.  Orange County Trio:  Histories and Tour Guides, Hillsborough, Chapel Hill, 
Carrboro and the University of North Carolina. Chapel Hill, NC:  Chapel Hill Press.   
  
Sanborn Fire Insurance Maps.  1911, 1924. 
 
The Village Project.  2001.  Villages and Countryside:  land-use alternatives for Orange County.  
Carrboro, NC:  Weaver Street Market. 
 
No author.  No date.  No title.  West Hillsborough write up from the Alliance for Historic 
Hillsborough.   
 
 
 
 
